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Town of Mammoth Lakes April 17, 2009

As a result of Fulltime Equivalent Employee (FTEE) and Affordable Housing adjustments in the Draft
EIR per Response to Comment B13-63, the first sentence and corresponding footnotes on page II1-10 of
the Draft EIR, under subheading “Affordable Housing” (Site 1) have been revised as follows:

Site 1 proposed development would require approximately 13-44814,000 square feet of
affordable housmg (approximately 2728 rooms)’ for up to 5456 full-time employee equivalents
(“FTEE”).? The required affordable housing would be provided off site. and—as—sueh—is—not

inetnded-inthe-density-catenlation-described-above:

Footnote 1: Pursuant to Town Municipal Code 17.36.030(C) Housing Requirements a minimum
of 500 square feet of living space per affordable housing unit is required per 2 FTEE, therefore
43:44814,000 square feet/500 square feet equals 26928 rooms.

Footnote 2: Pursuant to Town Municipal Code 17.36.030(C) Housing Requirements a minimum
of 250 square feet of living space is required per one FTEE, therefore 43:44814,000 square
feet/250 square feet equals 33-856 FTEE.

As a result of Fulltime Equivalent Employee (FTEE) and Affordable Housing adjustments in the Draft
EIR per Response to Comment B-13-65, the sole sentence and corresponding footnotes on page I11-17 of
the Draft EIR under subheading “Affordable Housing” (Site 2) have been revised as follows:

Site 2 would provide approximately 2244827,750 square feet of required affordable housing (up
to 4555.5 rooms)’ en-site for up to 98111 full-time employee equivalents (FTEEs).” Qut of the
35.5 required affordable housing units, 45 would be provided on-site.

Footnote 4: Pursuant to Town Municipal Code 17.36.030(C) Housing Requirements a minimum
of 500 square feet of living space per affordable housing unit is required per 2 FTEE, therefore
2241827,750 square feet/500 square feet equals 44-855.5 rooms.

Footnote 5: Pursuant to Town Municipal Code 17.36.030(C) Housing Requirements a minimum
of 250 square feet of living space is required per one FTEE, therefore 2241827,750 square
feet/250 square feet equals 897111 FTEE.

As a result of Fulltime Equivalent Employee (FTEE) and Affordable Housing adjustments in the Draft
EIR, the first sentence and corresponding footnotes on page I1I-24 of the Draft EIR under subheading
“Affordable Housing” (Site 3) have been revised as follows:

Site 3 would provide approximately 1042515,750 square feet of required affordable housing
(approximately 2431.5 rooms) en—site for up to 40563 full-time employee equivalents
(“FTEEs”).® These condominium units would accommodate employee housing and would be
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Town of Mammoth Lakes April 17, 2009

located on the bottom floors of the northeastern wing of the hotel. Qut of the 31.5 required
affordable housing units, 21 would be provided on-site.

Footnote 7: Pursuant to Town Municipal Code 17.36.030(C) Housing Requirements a minimum
of 500 square feet of living space per affordable housing unit is required per 2 FTEE; therefore
+642515,750 square feet/500 square feet equals 20-331.5 rooms.

Footnote 8: Pursuant to Town Municipal Code 17.36.030(C) Housing Requirements a minimum
of 250 square feet of living space is required per one FTEE, therefore 1042515,750 square
feet/250 square feet equals 46-563 FTEFE.

In response to Town comment, the discussion and corresponding footnotes under subheading “Site 4
(Lodestar Parcel)” on page I1I-25 of the Draft EIR have been omitted as follows:

Mammoth Crossing Project 1II. Corrections and Additions to the Draft EIR
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Town of Mammoth Lakes April 17, 2009

As a result of Fulltime Equivalent Employee (FTEE) and Affordable Housing adjustments in the Draft
EIR per Response to Comment B13-63, the text under heading “Affordable Housing” on page III-28 of
the Draft EIR has been revised as follows (there are no revisions to the footnotes):

Site 1 would provide approximately +3-44814,000 square feet of required affordable housing (up
to 2728 rooms) for up to 5456 full-time employee equivalents (“FTEEs”).”” The required
affordable housing would be provided off-site and as such, is not included in the calculation of

development quantities for the Project described above. Site 2 would provide approximately
2244827,750 square feet of required affordable housing (up to 4355.5 rooms) on site for up to
90111 FTEEs.” Site 3 would provide approximately 4042515750 square feet of required
affordable housing (approximately 2131.5 rooms) on site for up to 46-563 FTEEs."* This issue is
discussed in further detail in Section IV.K, Population and Housing, of this Draft EIR.

Footnote 12: Pursuant to Town Municipal Code 17.36.030(C) Housing Requirements a
minimum of 500 square feet of living space per affordable housing unit is required per 2 FTEE
and a minimum of 250 square feet of living space is required per one FTEE.

Footnote 13: Ibid

Footnote 14: Pursuant to Town Municipal Code 17.36.030(C) Housing Requirements a
minimum of 500 square feet of living space per affordable housing unit is required per 2 FTEE
and a minimum of 250 square feet of living space is required per one FTEE.

In response to Town comment, the discussion under subheading “Overall Vehicular Circulation and
Parking Systems” on page I11-29 of the Draft EIR has been revised as follows:

Figure 11I-12 illustrates the vehicular movements and access points for the Project’s fourthree
locations. Details of the proposed access locations are as follows:

o Site 1 — Access would be off of Canyon Boulevard. This access point would provide for all

turn movements into and out of the site.

o Site 2 — Access would be provided off of Lake Mary Road. This access would provide for all
turn movements on Lake Mary Road. Two access points would be off of Minaret Road. The
most southerly access point would provide for all turn movements while the northerly access
would be restricted to right turns in and out only.

Mammoth Crossing Project 1II. Corrections and Additions to the Draft EIR
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Town of Mammoth Lakes April 17, 2009

o Site 3 — Access would be provided off of Minaret Road to the new road. As stated previously,
the new road is part of a previous project approval and not proposed as part of this Project.

This access point would provide for all turn movements into and out of the site.

As noted in Response to Comment B3-2, the second paragraph under subheading “Pedestrian and Bicycle
Circulation System” on page I1I-30 of the Draft EIR has been revised as follows:

Figure 11I-14 and Figure IlI-15 illustrate the pedestrian and bike path-network, respectively. As
shown on these figures, the pedestrian pathwayssystem would include interior sidewalks fronting
the hotels, public plazas, and retail, while the proposed bicycle system is restricted to the borders
of the Project sites. Prohibiting bicycle riding throughout the interior of the Project sites is a
safety design feature. However, bicycles can be walked throughout the Project sites and bicycle
facilities would be provided on each Project site for hotel guests, visitors and residents. Bicycle
facilities would include, but are not limited to, secure, covered bike parking/racks for a variety of
bicycle sizes, lockers, and storage. Pedestrian connections to and from hotel areas would link the
Project with the North Village and Gondola building, thus tying into the larger Town wide
recreational trail network which includes pedestrian trails, bike lanes and sidewalks that are
adjacent to major roadways such as Minaret Road, Main Street and Meridian Boulevard.
Sidewalks and pathwalkways on the Project’s development sites would be lit according to the
Town’s Qutdoor Lighting ordinance. All  proposed pedestrian crossings, sidewalks,
pathwalkways, trails and bike lanes would be compliant with the standards provided in the
Americans with Disabilities Act (“ADA”).

In response to Town comment, the first paragraph under subheading “Emergency Vehicle Access &
Staging Areas” on page I1I-30 of the Draft EIR has been revised as follows:

As previously mentioned and illustrated in Figure IlI-12, primary points of vehicular access into
the Project’s three proposed development sites would be from Canyon Boulevard for Site 1, Lake
Mary Road and Minaret Road for Site 2, and Minaret Road and the new road for Site 3. No-new
aceess—points—are-currenth—proposedfor-Site—4—FEmergency vehicle access would be provided

from these access points.
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Town of Mammoth Lakes April 17, 2009

As noted in Response to Comment A3-9, the second paragraph on page I11-30 (continued on page I11-31)
of the Draft EIR under subheading “Emergency Vehicle Access & Staging Areas” has been revised as
follows:

Emergency vehicle parking would be provided internally at an accessible location within each
site. Figure IlI-16 illustrates the Project’s emergency vehicle staging areas and standpipe
systems'® located within each site. Site 1 would have four emergency vehicle staging areas and
twothree standpipe system locations. Site 2 would have six emergency vehicle staging areas and
fourfive standpipe system locations. Site 3 would have five emergency vehicle staging areas and
four standpipe system locations.

As noted in Response to Comment A4-8, the discussion under subheading “Bus/Shuttle Shelters” on page
I1I-31 of the Draft EIR has been revised as follows:

Bus/Shuttle Shelters

Currently, shuttle services operated by the Town of Mammoth Lakes and by Mammoth Mountain
Ski Area provide year-round day and nighttime service to the North Village.! All lines provide
transfers to other lines at the North Village. The Project would not only use the existing
bus/shuttle shelters located at the North Village, but also proposes additional transit stops
pursuant to the Town’s transit needs at the time of Project development. Additional transit stops
could include a stop on Lake Mary Road just west of Minaret Road. In addition, all three Project
hotels would provide their guests with exclusive shuttle service for destinations in Town as well
as service to the Mammoth Yosemite Airport.

The Project would be required to prepare annual Project-specific trip generation monitoring

reports to document actual Project traffic generation during a typical winter Saturday peak-hour.

If an annual report demonstrates that the Project produces more trips than what was identified in

the Draft EIR, the Project will be required to reduce those trips through the implementation of

Travel Demand Management ("TDM") measures. The Project would be required to implement

additional TDM measures to reduce vehicle trips. TDM measures may include providing

additional transit, in-lieu fees, pedestrian, bicycle or any other combination of appropriate TDM

measures or programs.

" Town of  Mammoth Lakes website, Transportation Options, http://www.ci.mammoth-

lakes.ca.us/transit/home.htm, accessed by CAJA staff, December 12, 2007.
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Town of Mammoth Lakes April 17, 2009

As noted in Response to Comments A4-2, the discussion under subheading “Snow Management” on page
I11-31 of the Draft EIR has been revised as follows:

Snow Management

Snow management would be addressed with each building to ensure that residents and visitors
are provided safe and convenient access to and from lodging and within the public use areas
throughout the winter season. Ground and roof level snow storage areas would be provided on
each of the three Project sites. Snow management would be designed in accordance with Town
Municipal Code Chapter 12.16 “Snow Removal” regulations. The Project Applicant would be
required to submit a Snow Management Plan (“SMP”) for approval by the Town, and the
Mammoth Lakes Fire Protection District_and Caltrans. Methods to prevent snow and ice build-
up such as snowplowing, cinder application and installation of heat traced pavement on adjacent
roadways (i.e., Lake Mary Road, Minaret Road and Main Street) which could result in hazardous
driving conditions would be included in the SMP. The SMP is required to be submitted and
approved prior to the issuance of building permits by the Town.

As noted in Response to Comment B3-2, Figure 11I-15, Bicycle Circulation Map, on page I1I-35 of the
Draft EIR has been revised and is included in this Final EIR.

IV.B AESTHETICS

In response to Town comment, the first paragraph on page [V.B-9 of the Draft EIR, under subheading
“Existing Visual Character” (Project Site), has been revised as follows:

As previously discussed in Section II, Environmental Setting, of this Draft EIR, the Project, is
comprised of fowrthree separate sites totaling approximately +9 acres. The Project is located in
the northwest portion of Town. Sites 1 through 3 include existing development and are within the
section of Town commonly known as the “North Village,” while the core area of development
surrounding the gondola is known as the “The Village at Mammoth” or “The Village.” Sites 1
through 3 are located at the northwest, southwest and southeast corners of the Main Street-Lake
Mary Road/Minaret Road intersection, respectively. Site—4-is-undevetoped-and-isnot-within-the

ho Adain 00 o Ao 2, A/ A7z
G D Ve a1y

development sites are primarily developed and are generally characterized by existing and

abandoned development surrounded by residential and recreational land uses. Detailed existing
conditions of each Project site is as follows:
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Town of Mammoth Lakes April 17, 2009

As noted in Response to Comment A3-2, the second bullet point on page IV.B-15 of the Draft EIR has
been revised as follows:

e Require an exception (variance) to the policies and regulations in the General Plan,
Planning Code, or niformBuitdingCode2007 California Building Code (“CBC”), and the
exception causes a fundamental conflict with policies and regulations in the General Plan,

Planning Code, and Uniform-BuitdingCodeCBC addressing the provision of adequate light
related to appropriate uses.

In response to Town comment and as a result of Fulltime Equivalent Employee (FTEE) and Affordable
Housing adjustments in the Draft EIR, the second paragraph on page IV.B-15 of the Draft EIR under
heading “Project Details” has been revised as follows:

The Project would require the demolition of existing structures and grading of the topographic
features of the Project site to the extent necessary for construction of the Project. Development
of the proposed Project would include the construction of the following: up to 742
condominium/hotel rooms; up to approximately 69,150 square feet of hotel amenities and
operations, and general retail uses; 40,500 square feet of retail development,; and 711 parking
spaces and nine spaces for hotel guest check-in. Affordable housing, totaling 45:99157,500

square feet would be required to be provided as part of the Project, some of which would be

constructed off site. While the location of off-site affordable housing units is unknown at this
time, the units would be developed within the appropriate land use zoning designation. As such,

the development of the off-site units would be consistent with the adopted Town’s General Plan.

Nonetheless, these off-site units would be subject to as—separate—projects—that—will require

independent environmental reviews and analyses. Proposed development at the three Project

sites, approximately nine acres, would involve multiple buildings ranging in height from one to

’

approximately seven stories. The-Proje oHrth-site—approximately-one-aereproposesHoHew

approved-into-the-Speeific Plan-boundary- For a detailed discussion of the Project description,
refer to Section 11I, Project Description, of this Draft EIR.
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Town of Mammoth Lakes April 17, 2009

As discussed in Topical Response 3, View Analysis, Mitigation Measure AES-1, Public Views of Scenic
Vistas, has been added to the EIR to reduce public view impacts.

Mitigation Measure AES-1 Public Views of Scenic Vistas

The uninhabited 89 foot tall “Tower” component of the development shall be limited to 73 feet
above the 8,035 feet elevation location in the southeast portion of Site 1.

As noted in Response to Comment B22-1, Table IV.B-1, Consistency with General Plan Applicable
Aesthetics Policies, on page [V.B-45 of the Draft EIR, under subheading “Comfortable Building Height,
Mass, and Scale” in the Community Development Element and General Plan Policy C.2.X has been

revised in the Draft EIR as follows:

Table 1IV.B-1
Consistency with General Plan Applicable Aesthetics Policies

Policy

‘ Consistency Analysis

COMMUNITY DESIGN ELEMENT

Comfortable Building Height, Mass, and Scale

C.2.X Limit building height to the trees on development
sites where material tree coverage exists and use
top of forest canopy in general area as height
limit if no trees on site.

Generally Consistent: According to a tree survey done
for the adjacent Sierra Star Master Plan project in
January 2007, trees in the general area average are
estimated at approximately 90 feet in height (see

Appendix M of this Draft EIR). Some of the tower
features and tallest portions of buildings on the sites
may penetrate the existing forest canopy, or appear
above the height of the tree canopy when viewed from
certain perspectives. However, when considered across
the entirety of the Project, and because the project
proposes to use of stepped building designs, and provide
varied rooflines and articulation of heights, the Project,
for the most part, would appear consistent with the
height of the existing forest canopy in the general area.
Also see response to Policy C.2.N.

As noted in Response to Comment B21-39, the first paragraph under the heading “Form, Mass and
Scale” on page IV.B-50 (continued on page IV.B-51) of the Draft EIR has been revised as follows:

The Project would aim to organize the form and mass of each of its proposed buildings relative to
the scale of neighboring buildings and the surrounding tree-canopy. The bulk of each of the
hotels are below the forest canopy and only some of the towers of the hotels on the sites may
penetrate the existing forest canopy. As described previously under Impact AES-1, the Project
would partially block views of the Mammoth Knolls from the View 6 and View 8 locations. The
three hotels, as previously described, would exceed the maximum 50-foot height limit and would
constitute a substantial intensification of building mass and increase in heights relative to
existing development (i.e., current on-site buildings) on each of the sites. Building massing and

Mammoth Crossing Project
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Town of Mammoth Lakes April 17, 2009

heights would be varied and building ends would be stepped. Each hotel would be built over
understructure parking. The Town would review all final proposed building designs to ensure
that the Project would be responsive and expressive of its unique alpine setting. The Project will
take into consideration neighboring building colors when using strong, deep trim colors on doors
and structural details.

As noted in Response to Comment A3-2, the first paragraph under Impact AES-5 Shading/Shadows on
page IV.B-53 (continued on page [V.B-54) of the Draft EIR has been revised as follows:

A significant shade/shadow impact could occur if shadow-sensitive uses would be shaded by
Project-related structures for more than three hours between the hours of 9:00 a.m. and 3:00
p-m. Pacific Standard Time (between late October and early April), or for more than four hours
between the hours of 9:00 a.m. and 5:00 p.m. Pacific Daylight Time (between early April and late
October). In addition, a significant impact could occur if the Project required an exception
(variance) to the policies and regulations in the General Plan, Planning Code, or Uniform
Buitding Code2007 California Building Code (“CBC”), and the exception causes a fundamental
conflict with policies and regulations in the General Plan, Planning Code, and Uniform-Buitding
CodeCBC addressing the provision of adequate light related to appropriate uses. In addition, the

shading of roadways for extended periods of time could lead to hazardous roadway conditions
such as black ice.

As noted in Response to Comments A3-13 and B3-3, Mitigation Measure AES-5 Shading/Shadows
identified on page IV.B-54 (continued on page [V.B-55) of the Draft EIR has been revised as follows:

Mitigation Measure AES-5 Shading/Shadows

The Project Applicant shall implement a snow plowing and cindering plan during the three
worst-case shadow months of the year at any portion of a pedestrian or vehicular travel-way that
receives less than two hours of mid-day sun for more than a week. The Commuhity
DevelopmentPublic Works Director shall review the methodology and effectiveness of the plan
during its implementation. The number of accidents/incidents that occur in the vicinity of the

shadowing at the Minaret Road/Lake Mary Road — Main Street intersection shall be considered

as part of the review. If it is determined by the Town that the plan does not adequately reduce

hazards resulting from shadows (ie-e.g., black ice), the Town shall require the Project Applicant
to install heat traced pavement at any portion of a pedestrian or vehicular travel-way that
receives less than two hours of mid-day sun for more than a week.

Mammoth Crossing Project 1II. Corrections and Additions to the Draft EIR
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Town of Mammoth Lakes April 17, 2009

As noted in Response to Comment A3-15, the seventh paragraph under Impact AES-6 Temporary
Construction on page IV.B-63 (continued on page IV.B-64) of the Draft EIR has been revised as follows:

Short-term light and glare impacts associated with construction activities would likely be limited
to nighttime lighting (for security purposes) in the evening hours. In accordance with Chapter
15.08.020 (hours of working) in the Town’s Municipal Code, operations permitted under a
building permit would be limited to the hours between 7:00 a.m. and 8:00 p.m., Monday through
Saturday. Work hours on Sundays and Town recognized holidays would be limited to the hours
between 9:00 a.m. and 5:00 p.m. and permitted only with the approval of the building official or
designee. All construction-related lighting would be located and aimed away from adjacent
residential areas and would consist of the minimal wattage necessary to provide safety at the
construction site. A Construction Safety Lighting Plan would also be submitted to the Town and
the Mammoth Lakes Fire Protection District (MLEFPD) for review concurrent with Grading
Permit application. Residential uses adjacent to the site may be impacted as a result of nighttime

security lighting used during construction activities; however, construction activities would cease

after 8:00 p.m.

As noted in Response to Comment B13-32, Mitigation Measure AES-6 Temporary Construction on page
IV.B-64 of the Draft EIR has been revised as follows:

Mitigation Measure AES-6 Temporary Construction

Construction equipment staging areas shall use appropriate screening (i.e., semi-permanent
quality temporary fencing with opaque material) to buffer views of small construction equipment
and material staging areas along public street frontage, when feasible. Construction equipment

that would not be considered feasible to be completely screened would include large equipment

such _as _excavators, cranes (either stored or being actively used) and scaffolding or large

stockpile of materials. Staging locations shall be indicated on Final Development Plans and

Grading Plans.

IV.C AIR QUALITY

As noted in Response to Comment A1-2, the text on page IV.C-4 (continued on page IV.C-5) under the
subheading “Regional” (Regulatory Setting Section) of the Draft EIR has been revised as follows:

Regional
Great Basin Unified Air Pollution Control District

The Great Basin Unified Air Pollution Control District (“Air District”) is the agency principally
responsible for comprehensive air pollution control in the Great Basin Valley Air Basin (“Air

Mammoth Crossing Project 1II. Corrections and Additions to the Draft EIR
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Basin”).
transportation commissions, and local governments, and cooperates actively with all State and

To that end, the Air District, a regional agency, works directly with county

federal government agencies. The Air District develops rules and regulations, establishes

permitting requirements, inspects emissions sources, and provides regulatory enforcement

through such measures as educational programs or fines, when necessary. Althongh—the—Air

o neihleo {4 Colonal—a aalityv y»lan oetfo > O A0 o orifir 1o
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As noted in Response to Comment B21-96, the first paragraph under subheading “Global Climate
Change” on page 1V.C-14 and third paragraph on page IV.C-15 of the Draft EIR have been revised as
follows:

The issue of global climate change altesedto-be-caused by GHG emissions is currently one of the
most important and widely debated scientific, economic, and political issues in the United States.
Climate change is a shift in the “average weather” that a given region experiences.

Based on the potential increase in longwave radiation contained within the atmosphere (the so-
called “greenhouse effect”), some—-betieve—that-the-accumulation of these gases in the Earth’s
atmosphere is the cause of the observed increase in the Earth’s temperature (global warming)

over recent decades.

As noted in Response to Comment A1-3, Table [V.C-2, Ambient Air Quality Standards, on page [V.C-18
of the Draft EIR has been revised as follows:

Table IV.C-2

Ambient Air Quality Standards

Air Pollutant Averaging Time State Standard Federal Standard
1 Hour 0.09 ppm —
O
zone 8 Hour 0.07 ppm 0.0875 ppm
. 1 Hour 200 ppm 358 ppm
Carbon Monoxide S Hour 9.0 ppm 9.0 ppm
Nitrogen Dioxide 1 Hour 0.18 ppm —
.o 1 Hour 0.25 ppm —
Ifur D
Sulfur Dioxide 24 Hour 0.04 ppm 0.14 ppm
PM,y 24 Hour 50 ug/m’ 150 ug/m’
PM, 5 24 Hour — 35 ,ug/m3

Notes:
ppm = parts per million by volume

ug/m’ = micrograms per cubic meter

— = no standard exists for this category

(1) The lead standard is not listed because of the phase-out of leaded gasoline. Atmospheric lead remains a toxic air
contaminant, but unless there is reason to suspect lead in the source emissions there is no reason to analyze for it.

Source: California Air Resources Board, Ambient Air Quality Standards, website:
http://www.arb.ca.gov/research/aaqs/aaqs2.pdf, November 2, 2007.
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Town of Mammoth Lakes April 17, 2009

As noted in Response to Comment Al-4, Table IV.C-3, PMj, and PM, s Concentrations in the Mammoth
Lakes Region, on page IV.C-19 of the Draft EIR has been revised as follows:

)
()

Source: CARB, 2006.

Table 1V.C-3
PM;y and PM, s Concentrations in the Mammoth Lakes Region
24-Hour Maximum Annual Average Days Above National/State
Concentration Concentration Standard
PM; s PM;, PM; s PM;, PM; s PM;,

Regulatory Standards

California N/A 50 12 20 N/A N/A

National 6335 150 15 50 N/A N/A
Monitoring Data

2003: Gateway Home Center 34 74 N/A N/A 0 0/1

2004: Gateway Home Center 27 86 N/A 24.1 0 0/3

2005: Gateway Home Center 27 85 N/A 24.7 0 0/6

2006: Gateway Home Center N/A 78 N/A 20.2 N/A 0/3

2007: Gateway Home Center N/A 67 N/A 17.8 N/A 0/3
Notes:

(1) All concentrations in ,ug/m3 = micrograms per cubic meter

N/A = there was insufficient (or no) data available to determine the value
In 2006, the National PM, ;s standard was lowered from 65 ug/m3 to 35 ug/m3 . Exceedances prior to this change were
compared to the older standard, 65 ug/m’.

In response to Town comment and as a result of Fulltime Equivalent Employee (FTEE) and Affordable
Housing adjustments in the Draft EIR, the second paragraph under “Project Details” on page IV.C-22 of
the Draft EIR has been revised as follows:

The Project would require the demolition of existing structures and grading of the topographic
features of the Project site to the extent necessary for construction of the Project. Development
of the proposed Project would include the construction of the following: up to 742
condominium/hotel rooms; up to approximately 69,150 square feet of hotel amenities and
operations, and general retail uses; 40,500 square feet of retail development,; and 711 parking
spaces and nine spaces for hotel guest check-in. #—Foewn—Affordable housing, totaling
4599157,500 square feet, would be required to be provided as part of the Project, some of which
would be constructed off site. While the location of off-site affordable housing units is unknown
at this time, the units would be developed within the appropriate land use zoning designation. As
such, the development of the off-site units would be consistent with the adopted Town’s General

Plan. Nonetheless, these off-site units would be subject to as—separate-projects—that-willrequire

independent environmental reviews and analyses. Proposed development at the three Project

sites, approximately nine acres, would involve multiple buildings ranging in height from one to

’

approximately seven stories. FTheProje OFHSHe—approxXiftely—ote-tere proposesHo-Hew
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approved-intothe-Specific Plan-boundary- For a detailed discussion of the Project description,
refer to Section 11I, Project Description, of this Draft EIR.

As noted in Response to Comment B21-92, Table IV.C-5, Estimated Daily Construction Emissions, on
page 1V.C-24 (continued on page 1V.C-25) and Table IV.C-6, Estimated Mitigated Daily Construction
Emissions, on page IV.C-27 (continued on page IV.C-28) of the Draft EIR have been revised as follows:

Table IV.C-5
Estimated Daily Construction Emissions
Emissions Source Emissions in Pounds per Day
RoC | No. | co | so. | Pmy,, | PM ;s
Site 1 - Demolition
Fugitive Dust - - - - 10.79 2.24
Off-Road Diesel Equipment 1.05 7.22 4.58 0.00 0.55 0.50
On-Road Diesel Equipment 0.90 13.37 4.56 0.02 0.58 0.49
Worker Trips 0.03 0.06 1.02 - 0.01 0.00
Total Emissions 1.98 20.64 10.16 0.02 11.92 3.24
Site 1 - Site Grading and Excavation
Fugitive Dust - - - - 9 1.88
Off-Road Diesel Equipment 2.83 23.44 | 11.96 0.00 1.17 1.08
On-Road Diesel Equipment 5.00 74.62 25.46 0.11 3.22 2.73
Worker Trips 0.03 0.06 1.02 - 0.01 0.00
Total Emissions 7.86 98.12 38.43 0.11 13.40 5.69
Site 1 - Building Construction Phase
Buzlfimg Construction Off-Road Diesel 111 851 168 0.00 0.54 0.50
Equipment
Building Vendor Trips 0.08 1.02 0.88 0.00 0.05 0.04
Building Construction Worker Trips 0.28 0.48 8.83 0.01 0.07 0.03
Architectural Coatings Off-Gas 65.91 - - - -
Architectural Coatings Worker Trips 0.02 0.04 0.67 0.00 0.01 0.00
Asphalt Off-Gas 0.05 - - - - -
Asphalt Off-Road Diesel Equipment 1.61 10.07 6.79 0.00 0.83 0.77
Asphalt On-Road Diesel Equipment 0.01 0.12 0.04 0.00 0.01 0.00
Asphalt Worker Trips 0.05 0.08 1.53 0.00 0.01 0.01
Total Emissions 69.12 20.32 23.42 0.01 1.52 1.35
Site 2 - Demolition
Fugitive Dust - - - - 7.24 1.51
Off-Road Diesel Equipment 0.68 4.70 4.13 0.00 027 025
On-Road Diesel Equipment 0.35 4.23 1.62 0.01 0.20 0.16
Worker Trips 0.02 0.03 0.64 - 0.01 0.00
Total Emissions 1.05 8.96 6.39 0.01 7.72 1.92
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Table IV.C-5
Estimated Daily Construction Emissions
Emissions Source Emissions in Pounds per Day
ROC | No. | co | SO, | PMy | PM,;s

Site 2 - Site Grading and Excavation
Fugitive Dust - - - - 31.20 6.52
Off-Road Diesel Equipment 2.03 14.69 9.80 0.00 0.68 0.62
On-Road Diesel Equipment 1.76 21.30 8.15 0.06 1.02 0.80
Worker Trips 0.02 0.03 0.64 0.00 0.01 0.00
Total Emissions 3.81 36.02 18.60 0.07 32.91 7.94

Site 2 - Building Construction Phase
Bull'dlng Construction Off-Road Diesel 263 1297 089 0.00 0.82 0.76
Equipment
Building Vendor Trips 0.11 1.18 1.18 0.00 0.06 0.05
Building Construction Worker Trips 0.35 0.61 11.64 0.01 0.11 0.06
Architectural Coatings Off-Gas 112.16 - - - - -
Architectural Coatings Worker Trips 0.03 0.05 091 0.00 0.01 0.01
Asphalt Off-Gas 0.10 - - - -
Asphalt Off-Road Diesel Equipment 1.8 11.29 8.72 0.00 0.88 0.81
Asphalt On-Road Diesel Equipment 0.01 0.15 0.06 0.00 0.01 0.01
Asphalt Worker Trips 0.03 0.07 1.38 0.00 0.02 0.01
Total Emissions 117.22 | 26.32 33.78 0.01 1.91 1.71

Site 3 - Demolition

Fugitive Dust - - - - 7.33 1.53
Off-Road Diesel Equipment 0.68 4.70 4.13 0.00 0.27 0.25
On-Road Diesel Equipment 0.35 4.28 1.64 0.01 021 0.16
Worker Trips 0.02 0.03 0.64 - 0.01 0.00
Total Emissions 1.05 9.01 6.41 0.01 7.8 1.94

Site 3 - Site Grading and Excavation
Fugitive Dust - - - - 27.6 5.76
Off-Road Diesel Equipment 2.03 14.69 9.80 0.00 0.68 0.62
On-Road Diesel Equipment 1.36 16.36 6.26 0.05 0.78 0.61
Worker Trips 0.02 0.03 0.64 0.00 0.01 0.00
Total Emissions 3.40 31.08 16.70 0.05 29.07 7.00

Site 3 — Building Construction Phase
Bull.dlng Construction Off-Road Diesel 1.98 1041 9] 0.00 0.6 0.55
Equipment
Building Vendor Trips 0.04 0.43 0.51 0.00 0.03 0.02
Building Construction Worker Trips 0.14 0.25 4.93 0.01 0.06 0.03
Architectural Coatings Off-Gas 58.49 - - - - -
Architectural Coatings Worker Trips 0.01 0.02 0.72 0.00 0.01 0.00
Asphalt Off-Gas 0.08 - - - - -
Asphalt Off-Road Diesel Equipment 1.48 9.28 8.57 0.00 0.66 0.61
Asphalt On-Road Diesel Equipment 0.01 0.09 0.04 0.00 0.00 0.00
Asphalt Worker Trips 0.03 0.05 1.10 0.00 0.02 0.01
Total Emissions 62.26 20.53 24.72 0.01 1.37 1.23
Note: Subtotals may not appear to add correctly due to rounding in the URBEMIS 2007 model.
Source: Christopher A. Joseph & Associates, 2008. Calculation sheets are provided in Appendix K of this Draft EIR.
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Table IV.C-6
Estimated Mitigated Daily Construction Emissions

Emissions Source Emissions in Pounds per Day
Roc | No. | co | so. | Pm,, | PM,;
Site 1 - Demolition
Fugitive Dust - - - - 10.79 2.24
Off-Road Diesel Equipment 1.05 7.22 4.58 0.00 0.55 0.50
On-Road Diesel Equipment 0.90 13.37 4.56 0.02 0.58 0.49
Worker Trips 0.03 0.06 1.02 - 0.01 0.00
Total Emissions 1.98 20.64 10.16 0.02 11.92 3.24
Site 1 - Site Grading and Excavation
Fugitive Dust - - - - 3.32 0.69
Off-Road Diesel Equipment 2.83 23.44 | 11.96 0.00 1.17 1.08
On-Road Diesel Equipment 5.00 74.62 25.46 0.11 3.22 2.73
Worker Trips 0.03 0.06 1.02 - 0.01 0.00
Total Emissions 7.86 98.12 38.43 0.11 7.72 4.50
Site 1 - Building Construction Phase
Buzldzng Construction Off-Road Diesel 111 8.5 168 0.00 0.54 0.5
Equipment
Building Vendor Trips 0.08 1.02 0.88 0.00 0.05 0.04
Building Construction Worker Trips 0.28 0.48 8.83 0.01 0.07 0.03
Architectural Coatings Off-Gas 64.42 - - - - -
Architectural Coatings Worker Trips 0.02 0.04 0.67 0.00 0.01 0.00
Asphalt Off-Gas 0.05 - - - - -
Asphalt Off-Road Diesel Equipment 1.61 10.07 6.79 0.00 0.83 0.77
Asphalt On-Road Diesel Equipment 0.01 0.12 0.04 0.00 0.01 0.00
Asphalt Worker Trips 0.05 0.08 1.53 0.00 0.01 0.01
Total Emissions 67.63 20.32 23.42 0.01 1.52 1.35
Site 2 - Demolition
Fugitive Dust - - - - 7.24 151
Off-Road Diesel Equipment 0.68 4.70 4.13 0.00 0.27 0.25
On-Road Diesel Equipment 0.35 4.23 1.62 0.01 0.20 0.16
Worker Trips 0.02 0.03 0.64 - 0.01 0.00
Total Emissions 1.05 8.96 6.39 0.01 7.72 1.92
Site 2 - Site Grading and Excavation
Fugitive Dust - - - - 11.51 2.40
Off-Road Diesel Equipment 2.03 14.69 9.80 0.00 0.68 0.62
On-Road Diesel Equipment 1.76 21.30 8.15 0.06 1.02 0.80
Worker Trips 0.02 0.03 0.64 0.00 0.01 0.00
Total Emissions 3.81 36.02 18.60 0.07 13.22 3.83
Site 2 - Building Construction Phase
Buzldzng Construction Off-Road Diesel 108 1041 0] 0.00 0.6 0.55
Equipment
Building Vendor Trips 0.08 0.81 0.95 0.00 0.05 0.03
Building Construction Worker Trips 0.27 0.47 9.23 0.01 0.11 0.06
Architectural Coatings Off-Gas 96.43 - - - - -
Architectural Coatings Worker Trips 0.02 0.03 0.7 0.00 0.01 0.01
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Estimated Mitigated Daily Construction Emissions

Table IV.C-6

Emissions Source Emissions in Pounds per Day
ROC NO, co SO, PM;, PM ;5
Asphalt Off-Gas 0.15 - - - - -
Asphalt Off-Road Diesel Equipment 1.48 9.28 8.57 0.00 0.66 0.61
Asphalt On-Road Diesel Equipment 0.01 0.17 0.07 0.00 0.01 0.01
Asphalt Worker Trips 0.03 0.05 1.10 0.00 0.02 0.01
Total Emissions 10045 | 21.22 29.83 .01 1.46 1.28
Site 3 - Demolition
Fugitive Dust - - - - 7.33 153
Off-Road Diesel Equipment 0.68 4.70 4.13 0.00 0.27 0.25
On-Road Diesel Equipment 0.35 4.28 1.64 0.01 021 0.16
Worker Trips 0.02 0.03 0.64 - 0.01 0.00
Total Emissions 1.05 9.01 6.41 0.01 7.82 1.94
Site 3 - Site Grading and Excavation
Fugitive Dust - - - - 11.81 247
Off-Road Diesel Equipment 2.03 14.69 9.80 0.00 0.68 0.62
On-Road Diesel Equipment 1.36 16.36 6.26 0.05 0.78 0.61
Worker Trips 0.02 0.03 0.64 0.00 0.01 0.00
Total Emissions 3.40 31.08 16.70 0.05 13.28 3.70
Site 3 — Building Construction Phase
Bullg’lng Construction Off-Road Diesel 1.98 1041 0] 0.00 0.60 0.55
Equipment
Building Vendor Trips 0.04 0.43 0.51 0.00 0.03 0.02
Building Construction Worker Trips 0.14 0.25 4.93 0.01 0.06 0.03
Architectural Coatings Off-Gas 51.44 - - - - -
Architectural Coatings Worker Trips 0.01 0.02 0.38 0.00 0.01 0.00
Asphalt Off-Gas 0.08 - - - - -
Asphalt Off-Road Diesel Equipment 1.48 9.28 8.57 0.00 0.66 0.61
Asphalt On-Road Diesel Equipment 0.01 0.09 0.04 0.00 0.00 0.00
Asphalt Worker Trips 0.03 0.05 1.10 0.00 0.02 0.01
Total Emissions 55.22 20.53 24.72 0.01 1.37 1.23
Note: Subtotals may not appear to add correctly due to rounding in the URBEMIS 2007 model.
Source: Christopher A. Joseph & Associates, 2008. Calculation sheets are provided in Appendix K of this Draft EIR.

As noted in Response to Comment B21-91, Mitigation Measure AQ-1 Construction Emissions on page

IV.C-26 (continued on page IV.C-27) has been revised as follows:

In compliance with Rule 401 and 402, the Project applicant shall require that the following

practices be implemented by including them in the contractor construction documents to reduce

the emissions of pollutants generated by heavy-duty diesel-powered equipment operating at the

Project site throughout the Project construction phases:
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As noted in Response to Comment B21-97, the following text and tables (Table IV.C-11, Carbon Dioxide
Emissions, Table 1V.C-12, Methane Emissions, and Table IV.C-13, Nitrous Oxide Emissions) on pages
IV.C-36 and -37 of the Draft EIR has been revised as follows:

a. Water all construction areas at least twice daily; water trucks will be filled locally after
the contractor makes water acquisition agreements and obtains any required permits.
b.  Cover all trucks hauling soil, sand, and other loose materials;

c. Apply clean gravel, water, or non-toxic soil stabilizers on all unpaved access roads,
parking areas and staging areas at construction sites;

d. Remove excess soils from paved access roads, parking areas and staging areas at

construction sites;

e. Install trackout pads or grizzly devices at all egress points for all exiting trucks or wash

off the tires or tracks of all trucks and equipment leaving the construction site;

1 e Sweep streets daily (with mechanical sweepers) if visible soil material is carried onto
adjacent public streets;

g # Hydroseed or apply non-toxic soil stabilizers to inactive construction areas (previously
graded areas inactive for ten days or more),

h—=e Enclose, cover, water twice daily, or apply non-toxic soil binders to exposed stockpiles
(dirt, sand, etc.);

i. # Install gravel-bags, cobble entries, or other Best Management Practices (BMPs) and

erosion control measures to prevent silt runoff to public roadways;

J. & Replant vegetation in disturbed areas as—seoon—as—possible within ten days of
disturbance;

k. Suspend excavation and grading activities when wind (as instantaneous gusts) exceeds
25 miles per hour (mph) and when sustained winds exceed 25 mph increase the frequency
of watering from twice daily, as described in Mitigation Measure AQ-1a above, to three
to four times a day;

[ The construction fleet will meet the terms set forth in the CARB Proposed Regulation for
in-use Off Road Diesel Vehicles, paragraph (d)(3) Idling. The proposed regulation
implementation date is May 1, 2008.

m. All equipment shall be properly tuned and maintained in accordance with the
manufacturer’s specifications,
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n. Use the minimum practical engine size for construction equipment,

o. Gasoline-powered equipment shall be equipped with catalytic converters, where feasible;
el

p. Incorporate BMP'’s during construction of the Project site,-

q. For backfilling during earthmoving operations, water backfill material or apply dust

palliative to maintain material moisture or to form crust when not actively handling;

cover or_enclose backfill material when not _actively handling; mix backfill soil with

water prior to moving; dedicate water truck or large hose to backfilling equipment and

apply water as needed; water to form crust on soil immediately following backfilling; and

empty loader bucket slowly; minimize drop height from loader bucket;

r.  While clearing forms, use single stage pours where allowed; use water spray to clear

forms; use sweeping and water spray to clear forms; use industrial shop vacuum to clear

forms; and avoid use of high pressure air to blow soil and debris from the form;

s. During cut and fill activities, prewater with sprinklers or wobblers to allow time for

penetration; prewater with water trucks or water pulls to allow time for penetration; dig

a _test hole to depth of cut to determine if soils are moist at depth and continue to

prewater if not moist to depth of cut; use water truck/pull to water soils to depth of cut

prior to subsequent cuts; and apply water or dust palliative to form crust on soil

following fill and compaction;

t. Install a windbreak or other dust control screening between the Project site _and
adjoining sites;

u. During construction, trucks and vehicles in loading and unloading queues shall turn their

engines off when not in use to reduce vehicle emissions. Operating vehicles solely for

comfort (e.g., air conditioning) purposes shall be prohibited;

v. Except for concrete trucks, all construction vehicles shall be prohibited from idling in

excess of five minutes, both on-site and off-site;

w. Use bed-covers in bottom-dumping haul vehicles;

x. Grade each phase separately, timed to coincide with construction phase or grade entire

project, but apply chemical stabilizers or ground cover to graded areas where

construction phase begins more than 60 days after grading phase ends;
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y.  Following the addition of materials to, or the removal of materials from, the surface of

outdoor storage piles, said piles shall be effectively stabilized of fugitive dust emissions

utilizing sufficient water or chemical stabilizer/suppressant;

z.  Post a publicly visible sign with the telephone number and person to contact regarding

construction complaints. This person shall respond and take corrective action within 24

hours; and

aa. All roadways, driveways, sidewalks, etc. to be paved shall be completed as early as

possible. In addition, building pads shall be laid as soon as possible after grading unless

seeding or soil binders are used.

Carbon Dioxide (CO3): The Project will generate emissions of carbon dioxide primarily in the
form of vehicle exhaust and in the consumption of natural gas for heating from on-site
combustion. Carbon dioxide emissions from vehicles were calculated with EMFAC 2007
emission factors using burden values for the South Coast Air Quality Management District.
Carbon dioxide emissions from natural gas combustion were generated from guidance as
presented in the Climate Leaders Greenhouse Inventory Protocol. The natural gas usage came
from discussions with the California Energy Commission; it is lower than default URBEMIS 2007
natural gas usage because the Project will only use natural gas for heating the buildings and for
minimal hot water heating. The carbon dioxide emissions are shown in Table IV.C-11. As shown
in Table 1V.C-11, at build-out, the Project is estimated to emit 6-08750.0095 Tg CO, Egq.

Table IV.C-11
Carbon Dioxide Emissions
Emission Source 2017

Vehicles (tons/year) 856.87

Natural Gas Combustion (tons/year) 6,639.68

Electricity Consumption (tons/vear) 1,974.90

Total (tons per year) 749655
11,446.35

Total (Tg CO, Eq.) 6-0075 0.0095

Methane: The Project will generate some methane gas from vehicle emissions and natural gas
combustion. Methane emissions from natural gas combustion were generated using guidance as
presented in the Climate Leaders Greenhouse Inventory Protocol. Methane emissions from
vehicles were estimated using U.S. EPA emission factors for on-highway vehicles and the same
assumptions were used to estimate criteria pollutants in URBEMIS 2007. The emissions are
shown in Table IV.C-12. As shown in Table 1V.C-12, in 2017, emissions would be +-72E-51.75E-

3 Tg CO; Eq.
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Table IV.C-12
Methane Emissions
Emission Source 2017
Vehicles (tons/year) 0.005
Natural Gas Combustion (tons/year) 0.742
Electricity Consumption (tons/vear) 0.016
Total (tons/year) G7470.763
Total (Tg CO; Eq.) L72E-51.75E-5

Nitrous Oxide (N,0): The Project generates small amounts of nitrous oxide from vehicle

emissions. Emissions from natural gas combustion were generated using guidance as presented

in the Climate Leaders Greenhouse Inventory Protocol. Nitrous oxide from vehicles was

estimated using U.S. EPA emission factors for on-highway vehicles and the same assumptions

that were used to estimate criteria pollutants. The emissions are presented in Table IV.C-13. As
shown in Table 1V.C-13, in 2017 emissions would be 8-05£-6 8.05E-6 Tg CO2 Egq.

Table IV.C-13
Nitrous Oxide Emissions
Emission Source 2017
Vehicles (tons/year) 0.0056
Natural Gas Combustion (tons/year) 0.0126
Electricity Consumption (tons/vear) 0.009
Total (tons/year) 4-01820.0272
Total (Tg CO, Eq.) 5 39F-
68.05E-6

As noted in Response to Comment A3-2, the text under subheading “Department of Water Resources” in
Table IV.C-14, Project Compliance with 2006 CAT Report Greenhouse Gas Emission Reduction
Strategies, on page IV.C-40 of the Draft EIR has been revised as follows:

Table IV.C-14

Project Compliance with 2006 CAT Report Greenhouse Gas Emission Reduction Strategies

STRATEGY |

PROJECT COMPLIANCE

Department of Water Resources

Water Use Efficiency. Approximately 19 percent of | Consistent. The Project does not include any major source

use would reduce greenhouse gas emissions.

all electricity, 30 percent of all natural gas, and 88 | of water consumption. However, the Project would be
million gallons of diesel are used to convey, treat, Helt
distribute and use water and wastewater. Increasing
the efficiency of water transport and reducing water

required to adhere to the Uniform—Buitding—Code
&BE)2007 California Building Code (“CBC”) which
requires the installation of low flow water devices in new
commercial development. In addition, the Project would
include landscaping that is consistent with Town Municipal
Code Chapter 15.36  “Water-Efficient Landscape”
regulations.
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IV.D BIOLOGICAL RESOURCES

In response to Town comment, the first paragraph under subheading “Local Setting” on page IV.D-1 of
the Draft EIR has been revised as follows:

As previously discussed in Section I, Environmental Setting, of this Draft EIR, the Project, is
comprised of fowrthree separate sites totaling approximately +49 acres. The Project is located in
the northwest portion of Town. Sites 1 through 3 include existing development and are within the
North Village Specific Plan (“Specific Plan”) area. Sites 1 through 3 are located at the
northwest, southwest and southeast corners of the Main Street-Lake Mary Road/Minaret Road

intersection, respectively. Site4-isundeveloped-and-isnot-withinthe-Spe Plan-arec—Site-4

In response to Town comment, the first sentence included under subheading “Jeffrey Pine Forest”
(Vegetation Communities and Wildlife Habitats) on page IV.D-13 of the Draft EIR has been revised as
follows:

Jeffrey pine (Pinus jeffreyi) forest is the dominant plant community within the undeveloped
portions of Site 2-and-Site4.

As a result of Fulltime Equivalent Employee (FTEE) and Affordable Housing adjustments in the Draft
EIR, the second paragraph under “Project Details” on page IV.D-23 of the Draft EIR has been revised as
follows:

The Project would require the demolition of existing structures and grading of the topographic
features of the Project site to the extent necessary for construction of the Project. Development
of the proposed Project would include the construction of the following: up to 742
condominium/hotel rooms; up to approximately 69,150 square feet of hotel amenities and
operations, and general retail uses; 40,500 square feet of retail development,; and 711 parking
spaces and nine spaces for hotel guest check-in. Affordable housing, totaling
4599157, 500square feet would be required to be provided as part of the Project, some of which
would be constructed off site. While the location of off-site affordable housing units is unknown

at this time, the units would be developed within the appropriate land use zoning designation. As

such, the development of the off-site units would be consistent with the adopted Town's General

Plan. Nonetheless, these off-site units would be subject to as-separate-projects—that-will require

independent environmental reviews and analyses. Proposed development at the three Project

sites, approximately nine acres, would involve multiple buildings ranging in height from one to
approximately seven stories.
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In response to Town comment, the fourth paragraph under subheading “Project Details” on page [V.D-23
of the Draft EIR has been revised as follows:

Plan-boundary—For a detailed discussion of the Project description, refer to Section III, Project
Description, of this Draft EIR.

For clarification regarding bats, the last paragraph on page [V.D-24 of the Draft EIR, under subheading
“Bats,” has been revised as follows:

While the Project site does not offer high quality habitat for bat species, mature trees (greater
than 25-inch diameter at breast height) could provide Potentiatfy-suitable roost habitat is-present
for four special-status bat species: long-eared myotis, long-legged myotis, fringed myotis, and

Yuma myotis, including any mature {(greater—than25-inch-diameter—at-breast-heisht)-tree stand

and any large snags or felled trees. The loss of unoccupied roost habitat would not be

considered significant under CEQA, as there are extensive areas of undeveloped lands in the

Project site vicinity that contain superior roost habitat (i.e., U.S. Forest Service lands). These

areas are subject to lower levels of site disturbance and support intact and structurally complex

habitats characterized by a higher density of mature or felled trees and large standing snags.

However, impacts to individual bats through Removed-removal of occupied roost habitat during

the bat hibernation or maternity season would be considered significant under CEQA, as these

activities has—have potential to result in harm, death, displacement and/or disruption of bats

and/or nursery colony roosts. this-impeact-may-be-considered-significant-wnder-CEQA— To avoid

impacting breeding or hibernating bats, implementation of Mitigation Measure BIO-1a below,

restricting tree and building removal activities during the maternity and roost seasons or
conducting preconstruction surveys, is recommended to reduce this impact to a less-than-
significant level.

In addition, the second paragraph on page IV.D-25 of the Draft EIR, under Mitigation Measure BIO-1a
(Special Status Species), has been revised as follows:

To avoid impacting breeding or hibernating bats, tree and snag removal activities and building

demolition shall occur in September and October, after the bat breeding season and before the
bat hibernation season. If snag and tree removal activities and building demolition is are to take

place outside of this time frame, a pre-construction bat survey showtd-shall be conducted. If no
roosting bats are found during the survey, no further mitigation would be required. If bats are
detected, a 50-foot disturbance buffer exctusionzone-shoutd-shall be established and maintained

around-each-oceupied-snag-ortree-until the roosting activities have ceased. If necessary, due to
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construction scheduling constraints, a qualified biologist in possession of a Memorandum of
Understanding (MOU) from CDFG shall remove and relocate the roosting bats.

IV.E CULTURAL RESOURCES

In response to Town comment, the text under “Site Specific Conditions” on page IV.E-3 of the Draft EIR
has been revised as follows:

As discussed in Section I, Environmental Setting, the Project is comprised of fowrthree separate
sites located in the northwest portion of Town commonly known as the North Village. Portions of
each of the three Project sites within the area of potential effect have been previously developed.
The following is a discussion of each Project site’s present condition.

In response to Town comment, the discussion on page IV.E-4 of the Draft EIR, under subheading
“Project Site 4” (Site Specific Conditions), has been omitted as follows:

In response to Town comment and as a result of Fulltime Equivalent Employee (FTEE) and Affordable
Housing adjustments in the Draft EIR, the second paragraph under subheading “Project Details” on page
IV.E-10 of the Draft EIR has been revised as follows:

The Project would require the demolition of existing structures and grading of the topographic
features of the Project site to the extent necessary for construction of the Project. Development
of the proposed Project would include the construction of the following: up to 742
condominium/hotel rooms; up to approximately 69,150 square feet of hotel amenities and
operations, and general retail uses; 40,500 square feet of retail development, and 711 parking
spaces and nine spaces for hotel guest check-in. Affordable housing, totaling 45;99457,500
square feet would be required to be provided as part of the Project, some of which would be
constructed off site. While the location of off-site affordable housing units is unknown at this

time, the units would be developed within the appropriate land use zoning designation. As such,

the development of the off-site units would be consistent with the adopted Town'’s General Plan.

Nonetheless, these off-site units would be subject to as—separate—projects—that—will require

independent environmental reviews and analyses. Proposed development at the three Project

sites, approximately nine acres, would involve multiple buildings ranging in height from one to
approximately seven stories. The-Project-sfourth-site—approximatelone-acre proposeshohen
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approved-into-the-Specific Plan-boundary—For a detailed discussion of the Project description,
refer to Section I1I, Project Description, of this Draft EIR.

IV.F GEOLOGY/SOILS

As a result of Fulltime Equivalent Employee (FTEE) and Affordable Housing adjustments in the Draft
EIR, the second paragraph under the heading “Project Details” on page IV.F-12 of the Draft EIR has been
revised as follows:

Affordable housing, totaling 455-99157,500 square feet would be required to be provided as part
of the Project, some of which would be constructed off site. While the location of off-site
affordable housing units is unknown at this time, the units would be developed within the

appropriate land use zoning designation. As such, the development of the off-site units would be

consistent with the adopted Town’s General Plan. Nonetheless, these off-site units would be

subject to as-separate-projectsthat will require-independent environmental reviews and analyses.

In response to Town comment, the third paragraph under subheading “Project Details” on page IV.F-12
of the Draft EIR has been revised as follows:

Proposed development at the three Project sites, approximately nine acres, would involve
multiple buildings ranging in height from one to approximately seven stories. The—Project’s

P [, Do

For a detailed discussion of the Project description, refer to Section Ill, Project Description, of
this Draft EIR.

As noted in Response to Comment A3-2, the second and third paragraphs under Impact GEO-2 Strong
Seismic Ground Shaking on page IV.F-13 of the Draft EIR have been revised as follows:

The Project site is located in a Seismic Zone 4 based on 1997 UniformBuitding-Code(—LBEC-)
and—20012007 California Building Code (“CBC”). Chapter 15 of the Town Municipal Code

requires that all structures within the boundaries of the Town shall be designed to the
requirements of Seismic Zone 4 as defined in BBE/CBC. Specific minimum seismic safety and
structural design requirements are set forth in Chapter 16 of the UBEC-and-the-CBC-as-weH. The
HYBEC/CBC identifies seismic factors that must be considered in structural design. One-third of
the design snow load shall be added to the deadload for seismic design. In addition, a building
permit is required for retaining walls exceeding four feet in height or retaining walls supporting
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any surcharge or special loads. Such walls are to be designed by a professional engineer
licensed in the state."’

The State earthquake protection law (California Health and Safety Code 19100 et seq.) requires
that structures be designed to resist stresses produced by lateral forces caused by wind and
earthquakes. While there are no absolute guarantees when considering acts of nature such as
earthquakes, the building requirements previously discussed have been designed to reduce the
likelihood of damage as a result of ground shaking. Conformance with current HBE&/CBC
requirements, as well as the Town’s seismic design requirements would most likely reduce the
potential for structures on the Project site to sustain damage during an earthquake event.
However, Project impacts related to ground shaking would still be considered significant.
Compliance with the following mitigation measures is required to reduce the impacts resulting
from strong ground shaking to a less-than-significant level.

IV.G HAZARDS AND HAZARDOUS MATERIALS

In response to Town comment, the text on page IV.G-2 under the subheading “Site 4” of the Draft EIR
has been omitted as follows:

In response to Town comment, the first paragraph under subheading “Existing Surrounding Properties”
on page [V.G-2 of the Draft EIR has been revised as follows:

The Pr0]ect area proposed for development includes three sites (i.e., Site 1, Site 2, and Site 3). #As

: ' (refer to Figure
111-2 in Section 111, Project Description, of this Draft EIR)

In response to Town comment, the first and second paragraphs on page IV.G-3 of the Draft EIR have
been revised as follows:

Site 3 is bounded by Main Street to the north, the Holiday Haus Inn and the Sierra Star Golf
Course to the east,-Site4 and the Sierra Star Golf Course to the to the south and Minaret Road to
the west. Site 3 is bounded by Specific Plan land use zoning to the north and west, and
Commercial (Lodging) and Resort (R) zoning to the east, and Resort (R) zoning to the south.
(refer to Figure II-5, and Figure 1I-9 through Figure 11-10).
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In response to Town comment and as a result of Fulltime Equivalent Employee (FTEE) and Affordable
Housing adjustments in the Draft EIR, the second paragraph under the heading “Project Details” on page
IV.G-8 (continued on page IV.G-9) of the Draft EIR has been revised as follows:

The Project would require the demolition of existing structures and grading of the topographic
features of the Project site to the extent necessary for construction of the Project. Development
of the proposed Project would include the construction of the following: up to 742
condominium/hotel rooms; up to approximately 69,150 square feet of hotel amenities and
operations, and general retail uses; 40,500 square feet of retail development,; and 711 parking
spaces and nine spaces for hotel guest check-in. Affordable housing, totaling 45:99157,500

square feet would be required to be provided as part of the Project, some of which would be
constructed off site. While the location of off-site affordable housing units is unknown at this

time, the units would be developed within the appropriate land use zoning designation. As such,

the development of the off-site units would be consistent with the adopted Town’s General Plan.

Nonetheless, these off-site units would be subject to as—separate—projects—that—will require

independent environmental reviews and analyses. Proposed development at the three Project

sites, approximately nine acres, would involve multiple buildings ranging in height from one to

’

approximately seven stories. The-Proje oHrth-site—approximately-one-aereproposesHoHew

approved-into-the-Speeific Plan-boundary—For a detailed discussion of the Project description,
refer to Section 11I, Project Description, of this Draft EIR.

IV.H HYDROLOGY/WATER QUALITY

In response to Town comment and as a result of Fulltime Equivalent Employee (FTEE) and Affordable
Housing adjustments in the Draft EIR, the last paragraph on page IV.H-9 (continued on page IV.H-10) of
the Draft EIR, under the heading “Project Details,” has been revised as follows:

The Project would require the demolition of existing structures and grading of the topographic
features of the Project site to the extent necessary for construction of the Project. Development
of the proposed Project would include the construction of the following: up to 742
condominium/hotel rooms; up to approximately 69,150 square feet of hotel amenities and
operations, and general retail uses; 40,500 square feet of retail development,; and 711 parking
spaces and nine spaces for hotel guest check-in. Affordable housing, totaling 45:99457,500
square feet would be required to be provided as part of the Project, some of which would be
constructed off site. While the location of off-site affordable housing units is unknown at this
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time, the units would be developed within the appropriate land use zoning designation. As such,

the development of the off-site units would be consistent with the adopted Town’s General Plan.

Nonetheless, these off-site units would be subject to as—separate—projects—that—will require

independent environmental reviews and analyses. Proposed development at the three Project

sites, approximately nine acres, would involve multlple bulldmgs ranging in height from one to

approximately seven stories.

app#e%d—mfe—#te—Spee@ﬁePl&n—bewedmw—F or a detazled dzscusszon of the Pr0]ecl descrzptlon
refer to Section I1I, Project Description, of this Draft EIR.

IV.I LAND USE AND PLANNING

In response to Town comment, the first paragraph under “Project Site and Surrounding Land Uses” on
page IV.I-1 of the Draft EIR has been revised as follows:

The Project proposes redevelopment of three of the four corners that comprise the Main Street-
Lake Mary Road/Minaret Road intersection, which includes parcels at the northwest, southwest
and southeast corners, for a total of approximately nine acres. The Project site is comprised of
the following Assessor’s Parcel Numbers (“APNs”) and associated land use areas shown in
parenthesis: 33-044-07 and 33-044-10 (Site 1 [Whiskey Creek Restaurant Site]); 33-646100-02
through -07 and 33-646100-31 and —32 (Site 2 [Church Site]); 33-400—+4-thonsh—+Sand 36-100-
16, -42 and -44 (Site 3 [Ullr Lodge/White Stag Inn Site]);—and 33-330-47(Site4—fLodestar
Pareell).

In response to Town comment, the text under subheading “Project Site and Surrounding Land Uses” on
page IV.I-1 of the Draft EIR, including the third and fourth bullet point, has been revised as follows:

The land uses surrounding the Project’s fourthree locations are as follows:

o Site 3 is bounded by Main Street to the north, the Holiday Haus Inn and the Sierra Star
Golf Course to the east, Site—4-and the Sierra Star Golf Course to the to the south and
Minaret Road to the west. Site 3 is bounded by Specific Plan land use zoning to the north

and west, and Commercial (Lodging) and Resort (R) zoning to the east, and R zoning to
the south.
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In response to Town comment, the second and third paragraphs on page IV.I-2 of the Draft EIR, under
subheading “Town of Mammoth Lakes General Plan 2007”, have been revised as follows:

The General Plan contains a specific plan area land use designation intended to provide a more
refined description of land uses and development policies for the North Village. Additionally, the
specific plan area, while conforming to the overall development goals established in the General
Plan, is oriented toward the ultimate goal of establishing the North Village as a center for year-
round resort activity. The General Plan designates Sites 1, 2, and 3 as North Village Specific
Plan (“Specific Plan”). The Specific Plan was adopted in December 2000. It was amended in

January 2005 and May 2008. Site4-is-ewrrentbywithin-the Lodestar- MasterPlan(~“LMP")-area

In response to Town comment and as a result of Fulltime Equivalent Employee (FTEE) and Affordable
Housing adjustments in the Draft EIR, the first paragraph on page IV.I-9 of the Draft EIR has been
revised as follows:

The Project would require the demolition of existing structures and grading of the topographic
features of the Project site to the extent necessary for construction of the Project. Development
of the proposed Project would include the construction of up to 742 condominium/hotel rooms,
up to approximately 69,150 square feet of hotel amenities and operations and general retail uses,
40,500 square feet of retail development, and 711 parking spaces and nine spaces for hotel guest
check-in.  Affordable housing, totaling 4599157,500 square feet would be required to be
provided as part of the Project, some of which would be constructed off site. While the location
of off-site affordable housing units is unknown at this time, the units would be developed within
the appropriate land use zoning designation. As such, the development of the off-site units would
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be consistent with the adopted Town's General Plan. Nonetheless, these off-site units would be

subject to as-separate-projects-that-witlrequire-independent environmental reviews and analyses.

Proposed development at the three Project sites, approximately nine acres, would involve
multiple buildings ranging in height from one to approximately seven stories. TheProjects

o 21 /2 2 B0 De >

and-divisions—and-outside-ageneies- For a detailed discussion of the Project description, refer to
Section III, Project Description, of this Draft EIR.

In response to Town comment, the first paragraph under subheading “Town of Mammoth Lakes General
Plan 2007” on page IV.I-10 of the Draft EIR has been revised as follows:

The General Plan contains specific plan areas. The General Plan designates Sites 1, 2, and 3 as
NVSP. Sites 1 and 2 would be developed with two hotels (including amenities and operations,
pool/spa, conference area, restaurant/bar, and general use areas), affordable workforce housing,
retail uses (including restaurant/bar, and general use areas); and parking. Site 3 would be
developed with a family-style hotel (including amenities and operations, pool/spa, conference
area, restaurant/bar, and general use areas); affordable workforce housing, and parking for
hotel guests as well as spaces for use by the general public. Asprevieustydiscussed—Site—4—is

A A

In response to Town comment, the first paragraph on page IV.I-11 of the Draft EIR has been omitted as
follows:
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As a result of Fulltime Equivalent Employee (FTEE) and Affordable Housing adjustments in the Draft
EIR, the following revisions have been made to Policies E.3.I and E.3.J (under Business and Employment
policies) in Table IV.I-2, Comparison of Project Characteristics to Applicable Policies in the General
Plan, on page [V.I-12 of the Draft EIR:

Table IV.I-2
Comparison of Project Characteristics to Applicable Policies in the General Plan
Policy | Consistency Discussion

Business and Employment

E.3.I Support creation of office space and | Consistent. Although the Project does not include
live/work spaces. live/work spaces, it would include the construction of
6690 on-site affordable housing rooms and office space.

E.3.J Continue to attract a diversified labor force | Consistent. The Project proposes construction of 6645
through a mix of housing types and housing | on- and 2717.5 off-site affordable housing units, which
affordability. would serve to attract a diversified labor force.

As a result of Fulltime Equivalent Employee (FTEE) and Affordable Housing adjustments in the Draft
EIR, the following revisions have been made to Policies L.2.A through L.2.C (under Housing policies) in
Table 1V.I-2, Comparison of Project Characteristics to Applicable Policies in the General Plan on page
IV.I-22 of the Draft EIR:

Table IV.I-2
Comparison of Project Characteristics to Applicable Policies in the General Plan

Policy | Consistency Discussion

Housing

L.2.A Emphasize workforce housing for essential | Consistent. ~The Project proposes 6645 on-site and
public  service employees, such as | 27217.5 off-site affordable housing units and would
firefighters,  police,  snow  removal | comply with the Affordable Housing Mitigation
operators, and teachers. Regulations. The Project shall be required to provide

housing for the estimated 485250 fulltime equivalent

employees (FTEE) associated with the Project.

L.2.B FEncourage a mix of housing types and | Consistent. —The Project primarily proposes visitor
forms consistent with design and land use | lodging consistent with the North Village Specific Plan,

policies. but also proposes 9562.5 units of affordable housing.
L.2.C Rehabilitate existing housing and build new | Consistent. As discussed in Section 1V.K, Population
housing for workforce housing. and Housing, of this Draft EIR, 18 residential units

would be removed and 24 market-rate permanent year-
round residential housing units, and 6645 on- and
2717.5 affordable housing units would be constructed as

part of the Project.
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In response to Town comment, Policy R.5.A under subheading “Erosion and Sedimentation” in Table
IV.I-2, Comparison of Project Characteristics to Applicable Policies in the General Plan, on page 1V.I-30
(continued on page [V.I-31) of the Draft EIR has been revised as follows:

Table 1V.I-2
Comparison of Project Characteristics to Applicable Policies in the General Plan
Policy | Consistency Discussion

Erosion and Sedimentation
R.5.A Wisely manage natural and historic | Consistent. The Project would require grading on the
drainage patterns. site. Sites 1, 2, and 3 are previously developed and there
are no natural or historic drainage patters on the site.
Site—4—is—ewrrenth—undeveloped—However, the Project
would incorporate measures as described by the
Lahontan Regional Water Quality Control Board
(Lahontan RWQCB) during and after construction to
manage runoff from the Project site.

As noted in Response to Comment A3-2, Policy 5 under subheading “Overall Land Use Policies” in
Table IV.I-3, Consistency with Specific Plan Applicable Land Use Policies, on page IV.I-36 of the Draft
EIR has been revised as follows:

Table IV.I-3
Consistency with Specific Plan Applicable Land Use Policies

Policy | Consistency Analysis

Overall Land Use Policies

5 All development projects shall adhere to proper | Consistent. The Project site is located in a Seismic
construction procedures concerning grading and | Zone 4 based on 1997 Uniform—Building—Code

revegetation. UBE)—and 20042007 California Building Code
(“CBC”). Chapter 15 of the Town Municipal Code

requires that all structures within the boundaries of the
Town shall be designed to the requirements of Seismic
Zone 4 as defined in HUBE/CBC.

Specific minimum seismic safety and structural design
requirements are set forth in Chapter 16 of the HB€
and-the-CBC-as—well. The UBE/CBC identifies seismic
factors that must be considered in structural design.
The Project would comply with Town Municipal Code
Chapter 17.16.050 “Grading and Clearing” which
requires the preservation of existing trees and
vegetation. In addition, the Project Applicant would
submit a Vegetative Hazard Management Plan
(“VHMP”) for approval by the Mammoth Lakes Fire
Protection District.
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As a result of Fulltime Equivalent Employee (FTEE) and Affordable Housing adjustments in the Draft
EIR, Policy 12 in Table IV.I-3, Consistency with Specific Plan Applicable Land Use Policies, (under
Overall Land Use Policies) on page IV.I-38 of the Draft EIR has been revised as follows:

Table 1V.1-3
Consistency with Specific Plan Applicable Land Use Policies

Policy | Consistency Analysis

Overall Land Use Policies

12 Development of employee housing within the | Consistent.  The Project shall comply with the

North Village is encouraged. Affordable Housing Mitigation Regulations and shall
provide housing for the estimated 485250 Full Time
Equivalent Employees associated with the Project. A
housing mitigation development plan shall be
submitted along with the Project generating the need
for the housing. Currently, pursuant to Town
Municipal Code 17.36.030(C), the Project includes
33435 on-site affordable housing units and 43417.5 off-
site affordable housing units to accommodate the
485250 full-time employee equivalents generated by
the Project.

As a result of Fulltime Equivalent Employee (FTEE) and Affordable Housing adjustments in the Draft
EIR, Policy 1 (under Specialty Lodging (SL) Land Use Policies (Site 2 and 3)) in Table IV.I-3,
Consistency with Specific Plan Applicable Land Use Policies, on page IV.I-38 of the Draft EIR has been
revised as follows:

Table 1IV.1-3
Consistency with Specific Plan Applicable Land Use Policies
Policy | Consistency Analysis
Specialty Lodging (SL) Land Use Policies (Site 2 and 3)
1 Development in this district shall be oriented | Consistent. The Site 2 hotel is proposed by the

toward visitor and resident lodging, resort | applicant to be designed as a five-star rated
condominiums, timeshare units or employee | accommodation. The hotel would be located to the
housing.  Visitor lodging shall be inns or | southwest of the site’s proposed retail area; both the
specialty hotels (i.e., European) as opposed to | hotel and the retail (discussed below) would front Lake
motels. Mary Road. The hotel would include 364 rooms. A
portion of the hotel rooms may include up to 24 two-
bedroom condominium units in a stand-alone building
at the southwestern property line fronting Minaret
Road or at the far western portion of the site along
Lake Mary Road or at both. These condominium units
would accommodate permanent year-round residents
and these non-employee housing units may be sold as
fractional ownership units. Site 2 would provide
approximately 2244828,411 square feet of required
affordable housing (up to 4558.5 rooms) on site for up
to 96117 full-time employee equivalents.

Site 3 would include a family-style hotel with 180
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Table 1V.I-3
Consistency with Specific Plan Applicable Land Use Policies
Policy Consistency Analysis
rooms. Site 3 would provide approximately

+6142514,919 square feet of required affordable
housing (approximately 2431.5 rooms) on site for up to
46563 full-time employee equivalents.

As noted in Response to Comment A3-2, Policy 2 in Table IV.I-3, Consistency with Specific Plan
Applicable Land Use Policies, under subheading “Safety Policies” on page 1V.1-42 of the Draft EIR has
been revised as follows:

Table IV .I-3
Consistency with Specific Plan Applicable Land Use Policies
Policy | Consistency Analysis
Safety Policies
2 Construct all buildings to minimize potential | Consistent. The Project site is located in a Seismic
damage from earthquakes Zone 4 based on 1997 Uniform—Building—Code

UBE)—and—20012007 California Building Code
(“CBC”). Chapter 15 of the Town Municipal Code

requires that all structures within the boundaries of the
Town shall be designed to the requirements of Seismic
Zone 4 as defined in HBE/CBC. Specific minimum
seismic safety and structural design requirements are
set forth in Chapter 16 of the UBC-and—the-CBC—as
well. The UBE/CBC identifies seismic factors that
must be considered in structural design. See response
to General Plan Policy S.3.1

In response to Town comment, the first paragraph on page 1V.I-44 of the Draft EIR has been omitted as
follows:
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IV.J NOISE

As noted in Response to Comment B21-108, Table IV.J-5, Town of Mammoth Lakes Construction Noise
Standards, on page IV.J-10 of the Draft EIR has been revised as follows:

Table IV.J-5
Town of Mammoth Lakes Construction Noise Standards
Maximum Noise Levels
Type 111 Areas
Type I Areas Type II Areas Semi-
Single-Family Multi-Family Residential Business
Construction Equipment’”’ Residential Residential Commercial Properties
MebileStationary Equipment”
Daily, except Sundays and legal
holidays; 7 a.m. to 8 p.m. 60 dBA 65 dBA 70 dBA B
Daily, 8 p.m. to 7 a.m. and all day
Sunday and legal holidays S0 dBA 33 dBA 60 dBA o
Daily, including Sunday and legal
holidays; All hours o o o 75 dBA
StationaryMobile Equipment”
Daily, except Sundays and legal 2875 dBA 80 dBA 85 dBA o
holidays; 7 a.m. to 8 p.m. -
Daily, 8 p.m. to 7 a.m. and all day o
Sunday and legal holidays 60 dBA 63 dBA 70 dBA
Daily, including Sunday and legal o o o
holidays, All hours 85 dBA

Notes:
(1) All mobile or stationary internal combustion engine-powered equipment or machinery shall be equipped with suitable
exhaust and air intake silencers in proper working order.
(2) Maximum noise levels for repetitively scheduled and relatively long-term operation (periods of ten days or more) of
Stationary equipment.
(3) Maximum noise levels for nonscheduled, intermittent, short-term operation (less than ten days) of mobile equipment.

AMoaxviparmn naoice lovo 5

Source: Town of Mammoth Lakes Noise Ordinance, Chapter 8.16.

In response to Town comment and as a result of Fulltime Equivalent Employee (FTEE) and Affordable
Housing adjustments in the Draft EIR, the first full paragraph on page IV.J-16 of the Draft EIR has been
revised as follows:

The Project would require the demolition of existing structures and grading of the topographic
features of the Project site to the extent necessary for construction of the Project. Development
of the proposed Project would include the construction of the following: up to 742
condominium/hotel rooms; up to approximately 69,150 square feet of hotel amenities and
operations, general retail uses; 40,500 square feet of retail development; and 711 parking spaces
and nine spaces for hotel guest check-in. Affordable housing, totaling 45:99157,500 square feet
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would be required to be provided as part of the Project, some of which would be constructed off
site. While the location of off-site affordable housing units is unknown at this time, the units

would be developed within the appropriate land use zoning designation. _As such, the

development of the off-site units would be consistent with the adopted Town’s General Plan.

Nonetheless, these off-site units would be subject to as—separate—projects—that—will require

independent environmental reviews and analyses. Proposed development at the three Project

sites, approximately nine acres, would involve multiple buildings ranging in height from one to

’

approximately seven stories. The-Proje oHrth-site—approximately-one-aereproposesHoHew

h o

approved-into—the-Specific Plan-boundary—For a detailed discussion of the Project description,
refer to Section I1I, Project Description, of this Draft EIR.

As noted in Response to Comments B13-41 and B21-109, Mitigation Measure NOISE-1a Exposure of
Persons to Excessive Noise Levels on page IV.J-19 of the Draft EIR has been revised as follows:

Mitigation Measure NOISE-1a Exposure of Persons to Excessive Noise Levels

Project developers shall require by contract specifications that the following construction best
management practices (“BMPs”) be implemented by contractors to reduce construction noise

levels:

a.  Provide advance notification of construction to the immediate surrounding land uses
around a development site. A construction liaison shall be provided to inform nearby

sensitive uses when peak construction noise activities are scheduled to occur.

b. Ensure that construction equipment is properly muffled according to industry standards.

¢. Place noise-generating construction equipment and locate construction staging areas
away from residences, where feasible.

d. Schedule high noise-producing activities between the hours of 8 a.m. and 5 p.m. to

minimize disruption on sensitive uses.

e. Implement noise attenuation measures to the extent feasible, which may include, but are
not limited to, noise barriers or noise blankets.

f. Noise levels shall be monitored and in the event noise levels exceed the levels permitted

under the Town’s Noise Ordinance, the specific activity causing the noise exceedance

must_stop _and not resume_until the Project has implemented measures to correct the

exceedance.
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As noted in Response to Comment B21-109, Mitigation Measure NOISE-1b Exposure of Persons to
Excessive Noise Levels on page 1V.J-19 of the Draft EIR has been revised and Mitigation NOISE-1c
Exposure of Persons to Excessive Noise Levels has been added to the Draft EIR as follows:

Mitigation Measure NOISE-1b Exposure of Persons to Excessive Noise Levels

Project developers shall require by contract specifications that construction staging areas within
the Project site would be located as far away from noise-sensitive sites as feasibte reasonably
practicable (i.e., not along the border of the sensitive noise receptors adjacent to the Project

sites).

Mitigation Measure NOISE-1c _Exposure of Persons to Excessive Noise Levels

Construction shall be prohibited on the days listed in a through g below; however, depending on

the construction phase, waiver of some of these restrictions could be made at the discretion of the
Public Works director.

a. Prohibit construction on Sunday and legal holidays (i.e., Labor Day, Thanksgiving,

Veteran’s Day, Christmas Eve, Christmas Day, New Year’s Day, Martin Luther King,

Jr.’s Birthday, President's Day, Memorial Day, and Independence Day).

b.  The Saturday before President's Day and Martin Luther King, Jr.’s Birthday.

c. Forup to 2 additional days around July 4. (e.g., if 4th is on a Friday, construction might
be limited on the Saturday; if on Thursday, limit construction on Friday and Saturday)

d.  The Saturday before Labor Day

e. The Friday and Saturday after Thanksgiving

. The period between Christmas and New Year, from Christmas Eve to New Years Day.

g During other major daytime special events in the Village area or the Town (e.g., Jazz

Jubilee, Bluesapalooza) at the discretion of the Public Works director, to be agreed upon

one month in advance of the event.

In response to Town comment, the second paragraph under subheading “Impact NOISE-5 Cumulative
Impacts” on page 1V.J-25 of the Draft EIR has been revised as follows:

Development of the Project in combination with the Town’s 40 related projects would result in an
increase in construction-related and traffic-related noise in the Project area. Related Projects
are shown in Table II-1 in Section II, Environmental Setting, of this Draft EIR. The related
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projects list represents the broadest range of reasonable foreseeable development, including a
number of projects that have not yet been approved. The nearest related projects to the Project
site, where construction activities would be concentrated, a%e—t-he—bedeﬁa%p#@eet—ﬁ—e—]imfeeﬁ

# adis the Holiday
Haus Inn located approxzmately 100 feet to the east of the Project site. Due to the close

proximity of thesethis receptors to the areas of the Project site where most construction would be
concentrated, it is likely that construction noise would be audible at thesethis locations.

IV.K POPULATION/HOUSING

In response to Town comment and as a result of Fulltime Equivalent Employee (FTEE) and Affordable
Housing adjustments in the Draft EIR, the second paragraph under “Project Details” on page IV.K-9 of
the Draft EIR has been revised as follows:

The Project would require the demolition of existing structures and grading of the topographic
features of the Project site to the extent necessary for construction of the Project. Development
of the proposed Project would include the construction of the following: up to 742
condominium/hotel rooms; up to approximately 69,150 square feet of hotel amenities and
operations, and general retail uses; 40,500 square feet of retail development, and 711 parking
spaces and nine spaces for hotel guest check-in. Affordable housing, totaling 45;99457,500
square feet would be required to be provided as part of the Project, some of which would be
constructed off site. While the location of off-site affordable housing units is unknown at this

time, the units would be developed within the appropriate land use zoning designation. As such,

the development of the off-site units would be consistent with the adopted Town'’s General Plan.

Nonetheless, these off-site units would be subject to as—separate—projects—that—will require

independent environmental reviews and analyses. Proposed development at the three Project

sites, approximately nine acres, would involve multzple buzldmgs ranging in height from one to

approximately seven stories.

& e /7 o O
G a a a a v 7 o v oG G

app#e%d—mfe—#te—Spee@ﬁePl&n—bewedmw—F or a detailed dzscusszo of the Pr0]ecl descrzptlon
refer to Section I1I, Project Description, of this Draft EIR.

As noted in Response to Comments B13-63 and B13-64, the first paragraph on page [V.K-10 (continued
on page [V.K-11) of the Draft EIR, under subheading “Population Growth Due to Permanent Jobs,” has
been revised as follows:

Population Growth Due to Permanent Jobs

The Project includes up to 742 condominium/hotel rooms, and—40,500 square feet of retail
development and 21,000 square feet of non-residential space, which would generate the need for
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emplovees. Municipal Code Chapter 17.36 (17.36.030 B) requires FTEEs to be calculated for
net new _development, so a credit of 20 FTEE would be given for existing commercial and

residential uses on Site 1 and 2. In addition to the new residents associated with the proposed
residential uses, the Project would create an estimated 485230 FTEEs (as shown in Table IV.K-
5). These employees would either: (1) live in the residences constructed as part of the Project,
(2) already reside in the Town, (3) commute to the Town, or (4) relocate to the Town. The State of
California documents the Town of Mammoths Lakes’ unemployment rate at 5.3 percent, totaling

300 people in May 2007. Therefore, some of the employment associated with the Project could
be filled by persons from the existing employment base in the Project area and/or by future
residents at the Project site. However, for a conservative analysis, it is assumed that all 230
employees would relocate to the area, introducing 485230 employee-related residents to the
Town through indirect population growth due to permanent jobs. This—is—consistentwith—the
srowth—anticipated—in-the 2007 GeneredlPlan- Therefore, impacts associated with population
growth due to permanent jobs would be less than significant and no mitigation measures are
required.

As noted in Response to Comment B13-63, Table IV.K-5, Estimated Employee Generation, on page
IV.K-11 of the Draft EIR has been revised as follows:

Table IV.K-5
Estimated Employee Generation
Hotel FTEE: Hotel w . FTEE: TOTAL
Generation —_— Generation Retail Generation
Development | Rooms Restaurant/ | — . FTEE
Area Square e Conference L S e Generated
_qu (per room Sauare Feet (per square Feet (per square by Proiect
square foor) | S4Hereseet foot) foot) Y rrey
Site 1 ! 1;1880 .0005 225 6.000 .00042 22,000 .00042 54 56"
Site 2 % .0005 225 7.500 .00042 18,500 .00042 901117
Site 3 % 0005 225 7.500 .00042 0 .00042 405 637
Total ﬂﬁ na 21,000% na 40,500 n/a 485230
Notes:

Source: Town of Mammoth Lakes Title 17 Zoning, Chapter 17.36 Housing Requirements, Section 030(4), 2006.

(1) 117,180 multiplied by .0005 = 58.59 FTEE; 6,000 multiplied by .00042 = 2.52 FTEE; 22,000 multiplied by .00042
= 924 FTEE—for a total of 70.35 FTEE for Szte 1 minus exlstmg 14 FTEE credit = net total 56 FTEE 498

(2) 211 75() multtplzed by 0005 = 105 87 FTEE 750() multzphed bv ()()042 = 3.15 FTEE; 18,500 multiplied by
00042 = 7 77 FTEE— for a total of116 79 FTEE for Site 2 minus exzstmg 6 FTEE credit = net total 111 FTEE

(3) 120 150 multlplled by 0005 60. 07 FTEE 7, 500 multzplzed by 00042 3.15 FTEE; no retail land use
associated with this site—for a total of 63.22 FTEE for Site 3.480-multiptied-by-225—=405FTEE.

(4) 21,000 square feet does not include the 48,150 square feet of pool/spa areas or general use areas because these
areas in and of themselves do not generate employees. The generation of these employees has been calculated
using the square footage for the condominium/hotel rooms.
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As a result of Fulltime Equivalent Employee (FTEE) and Affordable Housing adjustments in the Draft
EIR, the second paragraph, third sentence on page IV.K-12, under the heading “Housing Under Proposed
Zoning” has been revised as follows:

For the purposes of this analysis, permanent year-round housing would be comprised of two-
bedroom units; therefore the Project could result in a total of 57 on-site, permanent year-round
housing units. The Project is anticipated to generate 2.43 persons per housing unit.

As a result of Fulltime Equivalent Employee (FTEE) and Affordable Housing adjustments in the Draft
EIR, the third paragraph, third sentence on page IV.K-12, under the heading “Housing Under Proposed
Zoning” has been revised as follows:

For consistency, seasonal housing would also be comprised of two-bedroom units, resulting in
347 units.

As a result of Fulltime Equivalent Employee (FTEE) and Affordable Housing adjustments in the Draft
EIR, the third paragraph under subheading “Impact POP-2 Housing Displacement” on page [V.K-13 of
the Draft EIR has been revised as follows:

Additionally, the Project shall comply with the Affordable Housing Mitigation Regulations and
shall provide housing for the estimated 485230 FTEE associated with the Project. A housing
mitigation development plan shall be submitted along with the Project generating the need for the
housing. Currently, pursuant to Town Municipal Code 17.36.030(C), the Project includes 3366
on-site affordable housing rooms and 43-449off-site affordable housing rooms to accommodate
the +85230 FTEE generated by the Project. Therefore, impacts to affordable housing associated
with the development of the Project would be less than significant and no mitigation measures

are required.

IV.L PUBLIC SERVICES

In response to Town comment and as a result of Fulltime Equivalent Employee (FTEE) and Affordable
Housing adjustments in the Draft EIR, the second paragraph under the heading “Project Details” on page
IV.L-1 of the Draft EIR has been revised as follows:

The Project would require the demolition of existing structures and grading of the topographic
features of the Project site to the extent necessary for construction of the Project. Development
of the proposed Project would include the construction of the following: up to 742
condominium/hotel rooms; up to approximately 69,150 square feet of hotel amenities and
operations, and general retail uses; 40,500 square feet of retail development,; and 711 parking
spaces and nine spaces for hotel guest check-in. Affordable housing, totaling 45/99457,500
square feet would be required to be provided as part of the Project, some of which would be
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constructed off site. While the location of off-site affordable housing units is unknown at this

time, the units would be developed within the appropriate land use zoning designation. As such,
the development of the off-site units would be consistent with the adopted Town’s General Plan.

Nonetheless, these off-site units would be subject to as—separate—projects—that—will require

independent environmental reviews and analyses. Proposed development at the three Project

sites, approximately nine acres, would involve multiple buildings ranging in height from one to

approximately seven stories.

Dyniont’ P

approved-intothe-Specific Plan-boundary—For a detailed discussion of the Project description,
refer to Section 11I, Project Description, of this Draft EIR.

Fire Protection Services

As noted in Response to Comment A3-16, Table IV.L-2, Fire Stations that Serve the Project Area, on
page IV.L-7 and the text on page IV.L-8 under subheading “Staffing” of the Draft EIR have been revised

as follows:
Table 1V.L-2
Fire Stations that Serve the Project Area
Approximate
Fire Station Location Equipment™ Staff Distance from
Project Site
MLFPD 3150 Main St Mammoth | 2 Engines 1 Fire Chief .75 miles
Station One Lakes, CA 93546 1 Ladder Truck 310 Full-Time Firefighters
1 Ambulance 22 Volunteer Firefighters™
1 Water Tender 2 Mono County Paramedics
MLFPD 1574 Old Mammoth Rd | 2 Engines 21 Volunteer Firefighters™ 1.25 mile
Station Two Mammoth Lakes, CA
93546

Notes:

(1) Two utility vehicles vary depending on needs, and four staff vehicles are assigned to staff personnel.
(2) The combined stations staff 43 volunteer personnel (paid per call); approximately half are assigned to each station.

Source: Fire Marshal Thom Heller, MLFPD, electronic mail correspondence, November 11, 2007 and Jen Daugherty,
Assistant Planner, Town of Mammoth Lakes.
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Staffing

Staffing for the MLFPD includes 43 volunteer personnel (paid per call) and sixeleven full-time
employees, including the Chief (see Table 1V.L-2). In addition, two Mono County Paramedics
are based at Station Number One. Approximately half of the department members are assigned
to each station. The District’s offices are located at Fire Station One on Main Street. The
current ratio of fire fighters per population varies due to the Town's large fluctuations in resident
populations and visitation levels. The MLFPD has 4954 firefighters for 7,500 permanent
residents or a ratio of +:4531:139. At current maximum occupancy (permanent residents plus
visitors), MLFPD has 4954 firefighters for 41,000 population or a ratio of +:8371:759. The
ML EPD voill be ctaffino o ime ohift by the heoinning i 1] 43, PO

of 2008 [ hyc gl gpnvunlvo tho oA

In response to Town comment, the second paragraph under “Impact PS-3 Fire Services” on page IV.L-9
of the Draft EIR has been revised as follows:

Physical augmentation of the Project Sites would include removal of some of the existing
vegetation and trees and development of manufactured slopes, building pads, and on-site
roadways. Primary points of vehicular access into the Project’s three proposed development
sites would be from Canyon Boulevard for Site 1, Lake Mary Road and Minaret Road for Site 2,
and Minaret Road and the new road for Site 3 (refer to Figure IlI-12). No—aecesspoints—are

o D . 1 o o—development—i heduledto—take—place—there—a Ly A

new road would be developed to access the southern border of Site 3 from Minaret Road. New

internal access roads would be created on the Project site. The access roads would be privately
owned and maintained, and would provide residential, neighborhood and emergency access. The
Project Applicant would be required to submit a Snow Management Plan (“SMP”) for approval
by the Town and the MLFPD. Methods to prevent snow and ice build-up such as snowplowing,
cinder application and installation of heat traced pavement on adjacent roadways (i.e., Lake
Mary Road, Minaret Road and Main Street) and which could result in hazardous driving
conditions would be included in the SMP. The SMP is required to be submitted and approved
prior to the issuance of building permits by the Town.

IV.M TRAFFIC AND CIRCULATION

As noted in Response to Comment B21-78, Table IV.M-4, Cumulative (2009) Typical Winter Saturday
Intersection LOS, on page IV.M-15 of the Draft EIR has been revised as follows:
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Table IV.M-4
Cumulative (2009) Typical Winter Saturday Intersection LOS
With
Improvement
Intersection Control’” Delay (seconds) LOS? Delay | LOS
Minaret Rd./Meridian Blvd. Signal 31.6 C
Minaret Rd./Lake Mary Road-Main St Signal 30.0 C
Minaret Rd./7B Rd. TWSC 14.3 B
>35.0 seconds but >4.0
Minaret Rd./Forest Trail” T™WSsC hour cumulative delay on F 5.3 A
minor street approach
Kelly Rd./Lake Mary Rd. TWSC 11.8 B
Lakeview Rd./Lake Mary Rd. TWSC 114 B
Canyon Blvd./Lake Mary Rd. Signal 12.2 B
>35.0 seconds but <4.0
Mountain Blvd./Main St T™WSsC hour cumulative delay on F
minor street approach
>35.0 seconds but >4.0
USPO" Driveway/Main St.”! T™WSsC hour cumulative delay on F 30.5 D
minor street approach
>35.0 seconds but >4.0
Center St./Main St.” TWSC | hour cumulative delay on F 22.1 C
minor street approach
Old Mammoth/Main St. Signal 16.1 B
Notes:

(1) TWSC = two-way stop controlled; Signal = controls all lanes of an intersection.

(2) LOS = level of service

(3) Roundabout implemented as an improvement since it is required by cumulative project.

(4) Left turns onto Main Street from both directions will be prohibited as the improvement with installation of a traffic
signal at Center/Main.

(5) USPO = United States Post Office

(6) Traffic signal planned to be installed per the Town'’s Capital Improvement Plan (CIP).

(7) Italic and Bold = unsatisfactory LOS and exceeds four vehicle-hour criteria

Source: Traffic Impact Analysis prepared by LSA in May 2008.

As noted in Response to Comment B13-52, Table IV.M-5, Parking Requirements, on page [V.M-18 of
the Draft EIR has been revised as follows:

Table IV.M-5
Parking Requirements
@ | Total Required | Total Provided by ,
Rooms Parking” the Project Difference
Site 1
Understructure Parking Total 198 238 238
One Bedroom 24 24 24
Two Bedroom w/lock-off 66 1155 115.5
Three Bedroom (<15%) 14 21 21
Retail 22 TSF 77 77
Surface Check-in Spaces Total 3 3
Mammoth Crossing Project 1II. Corrections and Additions to the Draft EIR
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Table IV.M-5
Parking Requirements
@ | Total Required | Total Provided by .
L Parking” the Project Dijyfaitaie
Site 1 Grand Total 241 241
Site 2
Understructure Parking Total 364 327 327
One Bedroom 6 6 6
Two Bedroom 61 61 61
Two Bedroom w/lock-off 38 66.5 66.5
Three Bedroom (>15%) 40 70 70
Four Bedroom 10 17.5 17.5
One Bedroom (workforce housing) 41 41 41
Retail 18. 50 TSF 64.75 64.75
Surface Check-in Spaces Total 3 3
Site 2 Grand Total 330 330
Site 3
Understructure Parking Total 180 146 146
One Bedroom 48 48 48
Two Bedroom w/lock-off 39 39 39
Three Bedroom (>15%) 18 31.5 31.5
One Bedroom (workforce housing) 27 27 27
Public Parking 0 100
Surface Check-in Spaces_Total 3 3
Public Parkine Totel 0 100
Site 3 Grand Total 149 249 +100
FotalProject Parking Grand Total 720 820 +100

Notes:

(1)  Room combinations would vary upon approval of the Project’s Final Development Plan.

provided in Appendix I of this Draft EIR.

(2)  Resort condominium, multi-family and transient uses of more than 50 units which have a lobby or on-site management,
common parking, and may have an accessory recreation amenity, meeting room(s), retail use or restaurant, which is
oriented to the guests of the project, shall adhere to the following parking schedule:

o Studio/l bedroom unit 1 space

2 bedroom unit 1-3-spaces

4 bedroom 1.75 spaces

1 bedroom unit with lock-off 1.75 spaces

2 bedroom unit with lock-off 21.75 spaces
3+ (>15%) bedroom unit 21.75 spaces

1 bedroom workforce housing 1 space

o All projects shall provide a minimum of 3 check-in spaces.
Retail/restaurant/office/conference/theaters (includes employvee parking) in the Resort General (RG) and Specialty

Room combinations are

Lodging (SL) district:

. 2.5 spaces per 1,000 square feet of gross floor area, excluding toilet rooms and mechanical rooms is

required; however, for a conservative analysis the Project used the Plaza Resort (PR) requirement of 3.5

spaces per 1,000 square feet.

(3) TSF = Thousand Square Feet

Source: North Village Specific Plan, amended May 2008, Table 6: Parking Schedule for North Village, page 59. and Traffic
Impact Study, pages 53-55, LSA Associates, May 2008.
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As noted in Response to Comment A4-8, the last sentence of the last paragraph on page IV.M-19 of the
Draft EIR has been omitted as follows:

As shown in Table 1V.M-6, the proposed Project would generate approximately 2,604 daily trips
and 235 peak-hour trips. In light of the unique trip generation applied to the Project’s proposed
hotel units, a monitoring program would need to be implemented on an annual (typical winter

Saturday) basis to document effective hotel unit trip generation. If-actual-Project-hotetwnit-trip

In response to Town comment and as a result of Fulltime Equivalent Employee (FTEE) and Affordable
Housing adjustments in the Draft EIR, the second paragraph under the heading “Project Details” on page
IV.M-22 of the Draft EIR has been revised as follows:

The Project would require the demolition of existing structures and grading of the topographic
features of the Project site to the extent necessary for construction of the Project. Development
of the proposed Project would include the construction of the following: up to 742
condominium/hotel rooms; up to approximately 69,150 square feet of hotel amenities and
operations, and general retail uses; 40,500 square feet of retail development, and 711 parking
spaces, and nine spaces for hotel guest check-in. Affordable housing, totaling 45:-99157,500
square feet would be required to be provided as part of the Project, some of which would be
constructed off site. While the location of off-site affordable housing units is unknown at this

time, the units would be developed within the appropriate land use zoning designation. As such,

the development of the off-site units would be consistent with the adopted Town'’s General Plan.

Nonetheless, these off-site units would be subject to as—separate—projects—that—will require

independent environmental reviews and analyses. Proposed development at the three Project

sites, approximately nine acres, would involve multiple buildings ranging in height from one to

D ; ’

approximately seven stories. The-Proje onrth-site—approximeately-one-aereproposesho-#ew

approved-into—the-Specifie Plan-boundary—For a detailed discussion of the Project description,
refer to Section 1lI, Project Description, of this Draft EIR.
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As noted in Response to Comment A4-9, Table IV.M-7, Existing Plus Project Typical Winter Saturday
Intersection LOS, on page I[V.M-23 of the Draft EIR has been revised as follows:

Table IV.M-7
Existing Plus Project Typical Winter Saturday Intersection LOS

With
Improvement
Intersection Control'” Delay (seconds) Los? Delay LOS

Minaret Rd./Meridian Blvd. Signal 28.6 C
Minaret Rd./Lake Mary Road-Main St Signal 27.5 C
Minaret Rd./7B Rd. TWSC 17.3 C

>35.0 seconds but <4.0
Minaret Rd./Forest Trail®™® T™WSC hour cumulative delay on F

minor street approach
Kelly Rd./Lake Mary Rd. TWSC 11.5 B
Lakeview Rd./Lake Mary Rd. TWSC 10.6 B
Canyon Blvd./Lake Mary Rd. Signal 13.8 B

>35.0 seconds but <4.0
Mountain Blvd./Main St. T™wSC hour cumulative delay on F

minor street approach

>35.0 seconds but >4.0
USPO™ Driveway/Main St.® TwsC hour cumulative delay on F 22.3 C

minor street approach

>35.0 seconds but <4.0
Center St./Main St. T™Wwsc hour cumulative delay on E

minor street approach
Old Mammoth/Main St. Signal 14.8 B
Notes:

(1) TWSC = two-way stop controlled; Signal = controls all lanes of an intersection.

(2) LOS— level of significance

(3) Traffic signal planned to be installed per the Town’s Capital Improvement Plan (CIP).
(4) USPO = United States Post Office

(5) Italic and Bold = unsatisfactory LOS and exceeds four vehicle-hour criteria

Source: Traffic Impact Analysis prepared by LSA in May 2008.

As noted in Response to Comment A4-8, Mitigation Measure TRANS-2 on page IV.M-26 of the Draft
EIR, under subheading “Mitigation Measure TRANS-2 Cumulative Plus Project Intersection LOS,” has
been revised as follows:
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If. at the time of approval of a Use Permit for development on any of the three Mammoth

Crossing sites, the Town determines that the installation of the signal at Main

Street/Center Street is warranted due to additional traffic _associated with that

development project, the Project Applicant shall install the required signal. If, at the time

of approval of a Use Permit for development on_any of the three Mammoth Crossing

sites, the signal would be warranted by existing conditions and the Project’s traffic would

exacerbate those conditions, the Project Applicant shall contribute the necessary

increment of additional funds to install the signal, and the Town shall install the signal.

When the Center Street/Main Street signal is installed, the Town will require the planned

signal at the Post Office/Main Street to be removed, and left turns onto Main Street from

both directions at the post office will be prohibited. Costs incurred by the Project

Applicant for implementation of the signal installation, the lane restriping and the cross

street _improvements will be eligible for credit as may be available under Section
15.16.080 et seq. of the Municipal Code. Should the signal have been installed prior to
approval of any Use Permit for development on any of the Mammoth Crossing sites, the

Project shall be required to contribute its fair share to the costs of installation, through

payment of Developer Impact Fees or other equivalent mitigation fee program(s) that

may be in place at that time.

As noted in Response to Comment B21-88 and a result of Fulltime Equivalent Employee (FTEE) and
Affordable Housing adjustments in the Draft EIR, the first paragraph under “Impact TRANS-11
Cumulative Impacts” on page IV.M-34 of the Draft EIR has been revised as follows:

Impact TRANS-11 Cumulative Impacts

The long-range Town General Plan buildout scenario from the Mammoth Crossings Traffic
Impact Analysis (LSC Consultants, Inc., March 2008) was used to evaluate long-range traffic
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impacts of the approvedproposed Project. Study area intersection LOS and mitigated LOS for
long-range conditions are summarized in Table 1V.M-10. Figure 1V.M-10 illustrates General
Plan long-range traffic volumes. Study area intersection LOS and mitigated LOS for long-range
conditions plus Project are summarized in Table IV.M-11. Figure IV.M-11 illustrates General
Plan plus Project long-range traffic volumes. The approvedproposed Project, which would
include the development of 432 traffic-generating units (742 resort/hotel rooms and 66 on-site
affordable housing rooms) and 40,500 square feet of commercial uses on the three corners of
Minaret Road/Lake Mary Road, can be mitigated with the measure identified previously.
Therefore, LOS conditions will be improved from those reported in the General Plan analysis and
the approved proposed Project would not contribute to a significant adverse cumulative impact.

IV.N UTILITIES

In response to Town comment and as a result of Fulltime Equivalent Employee (FTEE) and Affordable
Housing adjustments in the Draft EIR, the second paragraph under the heading “Project Details” on page
IV.N-1 of the Draft EIR has been revised as follows:

The Project would require the demolition of existing structures and grading of the topographic
features of the Project site to the extent necessary for construction of the Project. Development
of the proposed Project would include the construction of the following: up to 742
condominium/hotel rooms; up to approximately 69,150 square feet of hotel amenities and
operations, and general retail uses; 40,500 square feet of retail development, and 711 parking
spaces and nine spaces for hotel guest check-in. Affordable housing, totaling 45/99157,500

square feet would be required to be provided as part of the Project, some of which would be
constructed off site. While the location of off-site affordable housing units is unknown at this

time, the units would be developed within the appropriate land use zoning designation. As such,

the development of the off-site units would be consistent with the adopted Town's General Plan.

Nonetheless, these off-site units would be subject to as—separate—projects—that—will require

independent environmental reviews and analyses. Proposed development at the three Project

sites, approximately nine acres, would involve multiple buildings ranging in height from one to

>

approximately seven stories. +heProje otFth-Stte—approxifately-one-aere proposesHo-Hew

approved-into-the-Specifiec Plan-bowndary—For a detailed discussion of the Project description,
refer to Section I1I, Project Description, of this Draft EIR.
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Wastewater Services

As noted in Response to Comment A5-2, the second paragraph under “Proposed Improvements” on page
IV.N-4 (continued on page IV.N-5) of the Draft EIR has been revised as follows:

In addition to improved treatment processes, the Recycled Water Project proposes adding
pipelines for distribution of the treated water for irrigation purposes. Distribution facilities will
include a recycled water pumping station to be located in the WWTP, adjacent to the storage
basin. The pumping station will feed three force mains for conveyance to the Sierra Star Golf
Course and the existing nine-hole Snowcreek Golf Course, as well as Shady Rest Park. A-betow

stemge—pend—a—nd—ﬁhe—wet—we#—]rnganon water will be stored in existing ponds with

modifications as needed.

As a result of Response to Comment A5-3 and to provide clarification, the discussion under “Impact
UTIL-2 Wastewater Infrastructure” on page IV.N-8 of the Draft EIR has been revised as follows:
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Impact UTIL-2 Wastewater Infrastructure

The Project includes installation of wastewater infrastructure within the Project site to convey
wastewater generated by the proposed uses to the existing MCWD wastewater lines. Figure
IV.N-1 illustrates the existing wastewater infrastructure expected to serve the Project area.
According to MCWD, areas of deficiency have been identified in sewer collection lines to which

the Project is tributary. m—t-he—PFefeet—a-Fea— He%%ﬁ%e—ewmee&enﬁesﬁ%#&e—ﬂmfeet—wwd

..... B

the connection fees for the Project would be used to construct offsite sewer improvements

necessary to accommodate the wastewater generation projected at Town buildout. In

consideration of the above, Project impacts related to wastewater infrastructure would be less
than significant and no mitigation measures are necessary.

As a result of Response to Comment A5-4, the first sentence of the first full paragraph on page [V.N-11
of the Draft EIR has been revised as follows:

Through the Connection Fee Study, MCWD identified three wastewater collection system
upgrades needed to accommodate future growth in the Town, of which all three are also

necessary to accommodate the proposed Project.

As a result of Response to Comment A5-5, the second full paragraph and text under “Mitigation Measure
UTIL-4 Cumulative Wastewater Infrastructure” on page IV.N-11 of the Draft EIR have been revised as
follows:

While the three collection system upgrades identified above were included in the 2005
Connection Fee Study, the timeline of construction of these projects are subject to availability of
connection fees that are collected and the schedule is subject to change. As previously noted, all

three wastewater collection system upgrades are necessary to accommodate the proposed Project

as fully developed on all three sites. The third project identified above is required as part of a
development that has not yet been constructed on that site. MCWD cannot build the Shady Rest
Relief Sewer until the Shady Rest Tract developer has applied for a water/wastewater permit. If

the Shady Rest Tract project is not built prior to eeenpancy buildout of the Mammoth Crossing
Project, then due to existing deficiencies a different sewer upgrade project to increased the
capacity of sewer lines along Manzanita Road between Dorrance Road and €enterMain Street
would be required. Therefore, because these future wastewater infrastructure projects are not
complete at present the Project’s contribution_at buildout to overall wastewater infrastructure
within the Town would be cumulatively considerable, and cumulative wastewater infrastructure
impacts would be significant. However, implementation of the following mitigation measure
would reduce the Project’s contribution to overall wastewater infrastructure impacts to a less-
than-significant level.
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Mitigation Measure UTIL-4 Cumulative Wastewater Infrastructure

The Project Applicant shall coordinate with MCWD to ensure that the following three wastewater
collection_system_upgrades are designed and constructed as needed in_relationship to the

development phases of the Project to accommodate the proposed Project alongside future growth

in the Town:

(1) New sewer trunk line along Meridian Boulevard from Old Mammoth Road to the
wastewater treatment plant;

(2) Increase the capacity of sewer lines on Center Street from Manzanita Road to Main
Street/State Route 203, and

(3) A The Shady Rest relief sewer project, or, in the event that the Shady Rest project is not

complete by buildout of the Mammoth Crossing Project, an equivalent sewer upgrade
project to increase the capacity of sewer lines along Manzanita Road between Dorrance
Road and €enterMain Street.

Prior to issuance of a water/wastewater permit for any phase of the Mammoth Crossing Project,

the Project Applicant shall provide an analysis of the current status, need, phasing and

implementation steps for the three wastewater system upgrades defined above, based on current

and projected wastewater demand and sewer system capacity deficiencies. The study shall be
provided to MCWD for review and approval. If determined necessary by MCWD, the Project
Applicant shall be responsible for all initial costs associated with the construction any or all of

the three identified wastewater collection system upgrades, including design and construction.

Design _and construction_of the improvements may be undertaken by the Project Applicant
directly, or through MCWD, at MCWD s discretion.

MCWD shall coordinate with the Project Applicant to establish a mutually acceptable program

to_allow for reimbursement of an appropriate portion of those initial costs from future

wastewater connection fees collected as other projects making use of the increased capacity,

come forward.

Water Services

As noted in Response to Comment A6-2, the first paragraph under subheading “Methodology” on page
IV.N-14 of the Draft EIR has been revised as follows:

METHODOLOGY

The Town formally requested a Water Supply Assessment (“WSA”) for the Project on October
30, 2007. The MCWD released a WSA for the Project on March 25, 2008, herein referred to as
“Project WSA.” The information and analysis in this section is based primarily on the Project
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WSA, the 2005 GWMP, and other information provided by MCWD. Information from the 2005
UWMP was utilized for the Project WSA; however modifications were made to the estimated
future water supply demands for the community based upon the increased density proposed for
the Project. As described in Section III, Project Description of this Draft EIR, the Project is
proposing to increase the allowable densities beyond the densities allowed in the Specific Plan.
Based upon the proposed and current zoning for the Project site, MCWD estimates that the
proposed Project will result in an increase annual demand of approximately 65 af over the
existing zoning for the site. Therefore, the estimated water supply demand total of 4:8584,898 afy
as identified in the 2005 UWMP has been increased to include the additional 65 afy for a total of
estimated water supply demand of 4,963 afy.

As a result of Response to Comment A5-7, the first paragraph on page IV.N-16, of the Draft EIR has been
revised as follows:

o 1 A ala )2 B 9 gy 213 elano
vy aiito 2 Ot L a—1vid g o aiio e 7 Zaeny o7€da

the MCWD'’s diversion facilities are located on USFS land, the State Water Resources Control
Board is the authorizing agency that has issued water rights permits to the MCWD to manage

surface water diversions. A 1977 Master Operation Agreement (“MQOA”) gave authority to the
USFS over MCWD water operation activities; however, it has been determined that the USFS
does not have the authority to enforce the management constraints contained within the MOA.
The MCWD is currently coordinating with the USFS to terminate the 1977 MOA. The MOA
currently provides terms for instream flow requirements that are designed to protect aquatic

species in Mammoth Creek. Additionally, the amount of water that MCWD may store or divert is
influenced by the bypass flow requirements in Mammoth Creek that are included as part of
MCWD’s water rights. MCWD measures Mammoth Creek flows at its Old Mammoth Road gage
located near Mammoth Creek Park. MCWD is only allowed to directly divert natural flows
entering Lake Mary and divert natural flows to storage when the flows, as measured at the Old
Mammoth Road gage, exceed the bypass flow requirements. When the flows at MCWD’s Old
Mammoth Road gage are equal to or less than the bypass flow requirements, no water may be
directly diverted or diverted to storage, and MCWD must bypass all incoming flows to Lake
Mary.

As noted in Response to Comment A6-3, the second paragraph under subheading “Groundwater” on page
IV.N-17, of the Draft EIR has been revised as follows:

The Mammoth Basin has not been adjudicated or identified by DWR as being overdrafted.
Groundwater is pumped from eight production wells located within the MCWD’s service area.
According to the 2005 GWMP, groundwater may not be extracted at a rate greater than 4,000
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afy.” During the past five year period (20622003 to 20062007), MCWD pumped 40-32710.044 af
of groundwater, averaging 26652,009 afy. As shown in Table 1V.N-4, the maximum volume
pumped occurred in 2003 and amounted to 2,520 af. When precipitation is lower than normal
the use of groundwater is increased, as less surface water supply is available. Production
volumes of groundwater in any one year are dependent on the type of precipitation year
experienced and consequent availability of surface water. During dry-year periods, groundwater
levels within the Mammoth Basin decrease due to increased pumping and less recharge. During
normal and above-normal precipitation years, groundwater levels increase and tend to fully
recover after two years of normal precipitation.

As noted in Response to Comment A5-8, the text under the heading Water Treatment on page [V.N-18 of
the Draft EIR has been revised as follows:

Water Treatment

In 2004, MCWD completed modifications to the Lake Mary surface water treatment plant to meet
new standards of the California Department of Health Services. As a result of these
modifications, the production capacity of the plant is now rated at the 5 cfs diversion rate
allowed in the water rights permit. These improvements kave-enabledenable MCWD to utilize the
full 2,760 af of water available from its state water right permits in normal and wet precipitation
conditions.—f however, water demands within the community have not increased to a level that

requires the MCWD to utilize its permitted volume in its entirety. The maximum historic volume
of surface water diverted by the MCWD was 2,220 af in 1983. Additionally, the MCWD is
restricted in using its full permitted volume based on compliance with Water Right Order 97-01

(WR 97-01) flow criteria, which specifies minimum in-stream flow rates by month, below which
the MCWD cannot divert water to the Lake Mary Treatment Plant. In 2008, compliance with the
WR 97-01 flow schedule restricted the total annual diversions to less than 1,200 af.

4,000 afy is the maximum amount of groundwater projected to pump in any given year and does not necessarily
represent the safe yield of the aquifer.

’ MCWD, 2005 Urban Water Management Plan, website:
http://www.mewd.dst.ca.us/ProjectsReports/UWMP/UWMP2005.pdf, CAJA staff, March 4, 2006.
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As noted in Response to Comment A6-5, Table IV.N-6, Current Supply and Demand Without Project, on
page IV.N-20, of the Draft EIR has been revised as follows:

Table IV.N-6
Current Supply and Projected Demand at Build-Out Without Project’”’
Current Supply Multiple Dry Water Years
Average Single Dry
Normal Water Year 1 Year 2 Year 3 Year 4
Water Year Year
Supply Total 6,760 3,410 5,190 4,908 4,508 4,492
Demand Total
(without Project) 4,858 4,858 4,858 4,858 4,858 4,858
Difference
(without Project) 1,902 -1,448 332 50 -350 -366
Note:
(1) Units of measure are acre-feet (af) per year. An af equals approximately 325,821 gallons.
Source: MCWD SB 610 WSA for the Mammoth Crossing Project, Table 11, Page 18, March 25, 2008.

As noted in Response to Comment A5-9, the text under subheading “Future Water System Loss
Reduction” and footnote 4 of Table IV.N-7, Future Water Supplies, on page IV.N-23, of the Draft EIR
have been revised as follows:

Future Water System Loss Reduction

MCWD has been implementing an aggressive main water pipeline replacement program to
replace old leaking water pipes since 2001. Over the past several years, an average of 10,000
feet of pipeline per year has been replaced. It is estimated that replacement of all of the existing
old pipelines in the entire system will occur over the next eight-year period. MCWD water line
staff will be focusing their efforts on installing the recycled water pipelines over the next two
years with lesser amounts of water lines being replaced during this timeframe. Once the recycled
water pipelines are installed, approximately 10,000 feet of water pipeline per year will be
replaced. As a result of the completion of this replacement work, MCWD hopes to achieve a
reduction in water loss within the system of approximately 300 afy at Town buildout.

Mammoth Crossing Project 1II. Corrections and Additions to the Draft EIR
Screencheck Final Environmental Impact Report Page 11I-85
SCH #2007112002



Town of Mammoth Lakes April 17, 2009

Table IV.N-7
Future Water Supplies
Project Name Demand Reduction Supply Increase Projected Completion Date
New groundwater 1,000 aft’ As needed
development
20107
Recycled Water Project 400 af (depends upon customer
commitments)
Water Conservation
with irrigation restriction 500 af” n/a
enforced
Water Pipeline Replacement 300 af” Ongoing:firt-implementation
to Reduce Water Loss anticipated-by 2041
Total 800 afy 1,400 afy
Notes:

(1) 1,000 af or amount needed to meet demands.

(2) 2010 date depends upon customer commitments.

(3) 500 af'is at Town build-out with irrigation restriction enforced.

(4) 10-15% loss rate goal is about 300 af demand reduction-is-at-Town-buitd-out._The 300 afv savings from the water main

pipeline replacement program is the annual projected water savings at Town buildout.

Source: MCWD SB 610 WSA for the Mammoth Crossing Project, Table 13, page 24, March 25, 2008.

As noted in Response to Comment A5-8, the text under the heading Impact UTIL-5 Water Treatment
Facilities on page [V.N-25 of the Draft EIR has been revised as follows:

In 2004, MCWD completed modifications to the Lake Mary surface Water Treatment Plant
(“Plant”) to meet new standards of the California Department of Health Services. As a result of
these modifications, the production capacity of the Plant is now rated at the 5 cfs diversion rate
allowed for in the water rights permit. These improvements kave-enabledenable MCWD to utilize
the full 2,760 af of water available from its state water right permits in normal and wet

precipitation conditions=;”_however, water demands within the community have not increased to a

level that requires the MCWD to utilize its permitted volume in its entirety. The maximum
historic_volume of surface water diverted by the MCWD was 2,220 acre-feet in 1983.
Additionally, the MCWD is restricted in using its full permitted volume based on compliance with
Water Right Order 97-01 (WR 97-01) flow criteria, which specifies minimum in-stream flow rates
by month, below which the MCWD cannot divert water to the Plant. In 2008, compliance with
the WR 97-01 flow schedule restricted the total annual diversions to less than 1,200 af.

Table 1V.N-5, Past, Current, and Projected Water Uses, identifies a projected water demand of
3,674 afy for the vear 2010. This projection combined with the Project’s peak water demand of

5 MCWD, 2005 Urban Water Management Plan, website:
http://www.mewd.dst.ca.us/ProjectsReports/UWMP/UWMP2005.pdf, CAJA staff, March 4, 2006.

Mammoth Crossing Project 1II. Corrections and Additions to the Draft EIR
Screencheck Final Environmental Impact Report Page 11I-86
SCH #2007112002




Town of Mammoth Lakes April 17, 2009

134 afy, results in a total water demand would be 3,808 afy. If surface water diversions were

reduced to 803 afy, which represents a 60 percent runoff yvear during a series of multiple dry

vears as recorded in 1992,” were combined with the minimum groundwater projection of 3,408
afy as indicated on Table IV.N-3, Existing Water Supply Reliability, then a total of 4,211 afy
could be available. As such, the increased demand for water services generated by the Project at

baseline conditions would not result in the need for a new or expanded water treatment facility to

be constructed. Subsequently, the same would be true if conditions similar to those of 2008 were

to_occur. Therefore, Project impacts to the water treatment facility would be less than

significant and no mitigation measures are required.

As noted in Response to Comment A6-4, Table IV.N-9, Project Estimated Water Demands, included
under subheading “Impact UTIL-6 Water Supply” on page [V.N-25, of the Draft EIR has been revised as

follows:
Table IV.N-9
Project Estimated Water Demands
- A ity Total Average Peak Daily Total Peak
Size Generation Rate Gallons Per Generation Rate* Gallons Per
Day (GPD) Day (GPD)
Residential Uses Rooms/du
Hotel Rooms"” 760 80 gpd/room 60,800 120 gpd/unit 91,200
Condominiums 24 466170 gpd/unit 24604,080 465295 gpd/unit 25207,080
Non Residential Square
Uses by Area Feet (sf)
Pool/Spa 4,500 435 gpd/1,000 sf 1,958 910 gpd/1,000 sf 4,095
Conference Center 9,000 125 gpd/1,000 sf 1,125 230 gpd/1,000 sf 2,070
jf;;a“m"t/ Bar 22,125 | 580 gpd/L000sf | 12,833 685 gpd/1,000 sf 15,156
General
Commercial® 13,492 150 gpd/1,000 sf 2,024 280 gpd/1,000 sf 3,778
Total Water Demands | $L14082,820 118,819123,379
Notes:
(1) 760 rooms are-counted-as-one-bedrooms includes of-whieh 66 are on-site affordable rooms. heusing-
(2) 24 twoe-bedreomcondominiums represents; permanent year-round, on-site housing #s-equivalent to 48 bedrooms.
(3) General Commercial includes water use associated with the potential office and personal services (e.g., beauty
salons, childcare facilities, real estate sales and reservations, etc.).
(4) 76,453 square feet of the Project is considered non-water usage area. This area is calculated at 85% of the total
area of hotel amenities and operations less the listed specific uses (i.e., pool/spa, conference, restaurant/bar).
Source: MCWD SB 610 WSA for the Mammoth Crossing Project, Table 1, page 6, March 25, 2008.

As noted in Response to Comments A6-4 and A6-5, the first paragraph on page IV.N-26 of the Draft EIR
has been revised as follows:

7

MCWD Staff Irene Yamashita, Written Correspondence with Ellen Clark, Senior Planner with the Town of
Mammoth Lakes, March 25, 2009.
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Based on the methodology described above, as indicated in Table 1V.N-9, the Project’s estimated
average water demand is approximately §+44082,820 gpd (%493 afy) and the peak water

demand is approximately 448-819123.379 gpd (434138 afy).® According to the existing water

supply available to the MCWD {referto—Fable H-N-3-above) and based on current water demand
conditions, there is sufficient water supply at average and peak times in both normal and multiple

dry years for the Project. Thus, Project impacts to water use within the Town would be
considered less than significant and no mitigation measures are required.

As noted in Response to Comment AS5-10, Mitigation Measure UTIL-6 Water Supply under subsection
“Water Services” on page IV.N-26 of the Draft EIR has been revised as follows:

Mitigation Measure UTIL-6 Water Supply

To further reduce the Project’s demand on water services, the Project Applicant showtd-shall:

a. Ensure that the Project’s landscape design and irrigation meets the Town of

Mammoth Lakes’ model landscape ordinance code and existing ordinances of the
Mammoth Community Water District.

d b. Install high efficiency water fixtures such as low flush and dual flush water toilets
and urinals, and shall limit the number of showerheads to one very low flow fixture
per stall, in new construction. Low-flow faucet aerators should be installed on all
sink faucets; and

¥ The Project WSA did not calculate peak water use. The generation rates as shown in Table IV.N-9 are based on

estimates provided by MCWD.
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e c. Install Energy-Star-high water efficiency dishwashers and clothes washers_meeting
the standards developed by the U.S. EPA (WaterSense label) or the California Urban
Water Conservation Council.

As noted in Topical Response 6, Water Services, the text under subsection “Impact UTIL-8 Cumulative
Water Suppy” on page IV.N-27 through N-28 of the Draft EIR has been revised as follows:

Impact UTIL-8 Cumulative Water Supply

Implementation of the Project in combination with the related projects in Table II-1 would further
increase demands on water supply. The projects listed in the related projects list represents the broadest
range of reasonable foreseeable development, including a number of projects that have not yet been
approved. The Town would monitor the overall water supply through the project approval process, and
would consider project approvals in the light of existing and projected water supplies of the Town.
Therefore the cumulative water generation is likely overstated.

With respect to the Town’s overall water supply condition, the water supply requirements for any project
that is consistent with the Town’s General Plan Update Draft EIR have been taken into account in the
planned growth of the water system in the 2005 UWMP. According to the Town, all of the related
projects are generally consistent with their respective land use designations. The MCWD has developed
an expected total water demand for the Town of 4,898 afy at Town buildout utilizing the unit counts
projected in the Town of Mammoth Lakes General Plan Update Draft EIR (October 2005), including the
related projects as presented in Section I, Environmental Setting, Table 1I-1, Related Projects, and Table

IV.N-2 above. As—diseussed previonsiy—and—illustrated—in—Table - N-6—there world -be—inst eH
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However, the General Plan Update Final Program EIR found, with implementation of Mitigation

Measure 4.11.1, the allowable densities studied as part of the General Plan would have a less than

significant cumulative impact on the Town's water supply.

The site-specific density proposed by the Project was only partially accounted for in the 2005 General
Plan Update and thus, the 2005 UWMP, the Draft EIR found the Project to be consistent with the
General Plan’s overall density. Hence, although there is proposed to be higher site-specific density by

the proposed amendment to the North Village Specific Plan (and related amendment to the General
Plan), the overall build-out would not exceed General Plan Land Use Policy L.1.A, which limits total
peak population of permanent and seasonal residents and visitors to 52,000 PAOT.

The General Plan Final Program EIR has already found the Project’s potential cumulative impact on

water supply to be less than significant with implementation of Mitigation Measure 4.11-1, as established
in the General Plan Final Program EIR.

In_reliance on_the foregoing analysis and CEQA Guidelines Section 15064(h)(3), this Draft EIR
determines the Project falls within a ‘“previously approved plan or mitigation program”’ which will

manage _a_cumulative problem within the geographic area where the Project is located. Therefore, the

Project’s cumulative water supply impacts would be less than significant.

V. GENERAL IMPACT CATEGORIES

As a result of Topical Response 6, Water Services, the first bullet on page V-2of the Draft EIR has been
revised as follows:

As a result of Fulltime Equivalent Employee (FTEE) and Affordable Housing adjustments in the Draft
EIR, the fourth paragraph under the heading “Growth Inducing Impacts of the Proposed Project” on page
V-2 (continued on V-3) of the Draft EIR have been revised as follows:

Although the Project would provide short-term employment opportunities, which would likely be
filled from the local employee base and from construction specialists (e.g., crane operators,
steelworkers, masons, etc.) that move from job site to job site as dictated by the demand for their
skills, the permanent jobs associated with the Project’s combined total of 109,650 square feet of
non-residential space would serve the convenience needs of residents of the site and visitors to

the Mammoth Lakes area. Because it is not expected that the nature of the jobs that would be
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provided by the Project would cause employees from surrounding areas to relocate their places
of residence to the Project area, the Project would not result in long-term employment growth in
the area. However, for a conservative analysis, as previously discussed in section IV.J,
Population and Housing, of this Draft EIR, it is assumed that all +85230 employees would
relocate to the area, introducing +83230 employee-related residents to the Town through
indirect population growth due to permanent jobs. The Project is not a regionally-significant
employer, and although the Project would provide employment opportunities, fostering some
economic growth, most of the jobs would likely be filled by people in the local employment base,
and the Project would not induce additional population growth.

In response to Town comment, the second full paragraph on page V-4 of the Draft EIR has been revised
as follows:

The Specific Plan area is intended to provide a more refined description of land uses and
development policies. Additionally, the Specific Plan area, while conforming to the overall
development goals established in the General Plan, is oriented toward the ultimate goal of
establishing the North Village as a center for year-round resort activity. The General Plan

designates Sites 1, 2, and 3 as Specific Plan.—Site-4-is-ewrrenth-withintheLodestar-MeasterPlan
area-and-desisnated-asResorttanduse-

VI. ALTERNATIVES TO THE PROPOSED PROJECT

As aresult of Topical Response 6, Water Supply, text on page VI-2 of the Draft EIR in the first paragraph
under the subheading Project’s Contributions to Potentially Significant Cumulative Impacts” has been
revised as follows:

The Project incremental contribution to cumulative impacts that would be significant and
unavoidable consists of the following:

e Aesthetics — Public Views of Scenic Vistas
e Air Quality — Generated PM;, Emissions (Temporary Construction)

e Noise — Exposure of Persons to Excessive Noise Levels (Temporary Construction)

Biliti W Suppl
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As a result of Fulltime Equivalent Employee (FTEE) and Affordable Housing adjustments in the Draft
EIR, Table VI-1, Alternatives Project Components Comparison, on page VI-5 of the Draft EIR has been
revised as follows (only the revised sections of the table appear):

Table VI-1
Alternatives Project Components Comparison

] Alternative A Alternative B Alternative C Alternative D
Land Use Project No Project No Public On-Site Existing NVSP:
No Build Parking Affordable Housing | Condominium Only

Affordable Housing Rooms®
Site 1 2728 off-site 0 2728 off-site 2728 on-site 9510.5 off-site
Site 2 145.550:];],5_?;; 0 ]24550:};22236 4555.5 on-site 24-564 on-site
Site 3 I?)] 50:7;2?1; Vacant Buildings ]?)] 50:;?;«2 2431.5 on-site 1624.5 on-site

Total 923115 0 93125 923125 5099
Full-Time Employee Equivalents (FTEE)
Site 1 3456 0 3456 3456 4921
Site 2 90111 0 90111 90111 49128
Site 3 40563 Vacant Buildings 40563 40563 3249

Total 185230 0 185230 185230 100198
Notes:

) Affordable-Housing i Jered fwobed ”

Alternative A, No Project No Build Alternative

In response to Town comment, the fourth bullet point under subheading “Description” on page VI-6 of
the Draft EIR has been omitted as follows:

As a result of Topical Response 6, Water Supply, text on page VI-10 of the Draft EIR in the first
paragraph under the subheading “Water Service” has been revised as follows:

Because Alternative A would not result in new development on the Project site, this alternative

would not result in a demand for more water at the Project site.

Thus, Alternative A would

eliminate the Project’s incremental contribution to cumulative significant—and—unavoidable

impacts to water supply impacts. Overall impacts to water service and infrastructure would be

less under Alternative A than under the Project.
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Alternative B, No Public Parking Alternative

In response to Town comment, the first paragraph under subheading “Description” on page VI-11 of the
Draft EIR has been revised as follows:

Under the No Public Parking Alternative (“Alternative B”), the 100 public parking spaces on
Site 3 would not be incorporated into the development and as a result the height of Site 3
development could be slightly reduced. However, the number of residential hotel rooms, density
(rooms per acre), non-residential uses for hotel amenities and operations, and parking
requirements would remain the same as the proposed Project. Demolition of existing structures,
understructure parking and limited surface parking for hotel check-in, public spaces, recreation
opportunities, new pedestrian and bike pathways, as well as connections to existing pedestrian
and bike pathways, would be developed similar to the Project. All roadway alignments and
associated grading and drainage improvements would be the same as the Project. Other
characteristics (e.g., llghtlng, landscapmg and utility connections) would be the same as the

Project.

As a result of Fulltime Equivalent Employee (FTEE) and Affordable Housing adjustments in the Draft
EIR, the second paragraph under “Description” on page VI-11 of the Draft EIR has been revised as
follows:

Under Alternative B, the Project would include the construction of up to 742 condominium/hotel
rooms, up to approximately 69,150 square feet of hotel amenities and operations, 711 parking
spaces and nine spaces for hotel guest check-in. Affordable housing would be the same as the
proposed Project. The 2728 affordable rooms associated with development on Site 1 would be
constructed off site. Of The the 4555.5 affordable rooms required by Site 42 development, 10.5
would 10.5 would be built off site and of the 2431.5 affordable rooms required by Site 23

development, 10.5 would be built off site. on-each-site—respectively-

Alternative C, On-Site Affordable Housing Alternative

In response to Town comment, the first, second and third paragraphs under subheading “Description” on
page VI-19 of the Draft EIR has been revised as follows:

Under the On-site Affordable Housing Alternative (“Alternative C”), the number of residential
hotel rooms, density (rooms per acre), all non-residential uses and square footage, parking
requirements and setbacks would remain the same as the proposed Project. Demolition of
existing structures, understructure parking and limited surface parking for hotel check-in, public
spaces, recreation opportunities, new pedestrian and bike pathways, as well as connections to
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existing pedestrian and bike pathways, would be developed the same as the Project. All roadway
alignments and associated grading and drainage improvements would be the same as the Project.
Other characteristics (e.g., lzghtlng, landscapzng, and utility connections) would be the same as
the PrOJect

Affordable housing is required to be provided as part of the Project, some of which was initially

proposed to be constructed off site and as such would be required to undergo separate
environmental review. Alternative C proposes Site 1, Site 2, and Site 3 to be developed the same
as the Project, with the exception of the 2749 affordable housing rooms required by development
on-Site+ be constructed on site Site-L rather than off site. This would eliminate the need to find
an off-site location and would ensure that the Project’s affordable housing obligation would be
met in a timely manner. Similar to the Project, Site 2 and Site 3 would accommodate on-site
affordable housing rooms (Site 2, 45 rooms, Site 3, 21 rooms), which would be constructed when
each site is developed. The inclusion of the 2728 affordable housing rooms on Site 1, and
additional 10.5 rooms on Site 2 and 10.5 rooms on Site 3, would increase the permanent housing
analyzed in this Draft EIR by 413-524.5 units (76-381.5 as opposed to 57) and would increase the
permanent population analyzed in this Draft EIR by 3360 permanent residents (472199 as

opposed to 139).

Similar to the Project, Alternative C would be organized so that it would be developed in several
phases. Each phase would stand alone and operate successfully as a complete entity.
Construction activities are proposed to be completed by 2020. The proposed Project would

involve multlple bulldmgs ranglng in height from one to approxlmately seven stories. tuder

oy ; : : ; howsing—units: The mcluszon 0f28
rooms of affordable houszng on Site 1, and additional affordable houszng rooms on Site’s 2 and 3
would necessitate an increase of helght to this building to accommodate the additional rooms.

As a result of Fulltime Equivalent Employee (FTEE) and Affordable Housing adjustments in the Draft
EIR, the first paragraph under heading “Aesthetics” on page VI-20 has been revised as follows:

Similar to the Project, Alternative C would result in development on the site. Under Alternative
C, more residential rooms would be constructed on Site— each of the Project’s three sites,
necessitating an increase of height to—the—northern-most—buitding on each of the three sites.
Under Alternative C, building heights on Site 1 would be at or below 103 feet in height from
above the underside of parking garage ceiling (8,035 elevation), building heights on Site 2 would
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be three proposed tower structures (130, 120 and 118 feet), each above the underside of parking
garage ceiling (8,040 elevation); and building on Site 3 would be three proposed tower
structures, one located at the northeastern portion of the site, at 70 feet above the underside of
the garage ceiling (7,990 elevation) one located in the north central portion of the site, at 75 feet
above underside of parking garage ceiling (8,000 elevation), and the other located at the
northwestern corner of the site, at 85 feet above underside of parking garage ceiling (8,000
elevation), same as the Project. However, due to the close proximity of this building to the
Fireside Condominiums, shading impacts to adjacent residential land uses would be greater than
those of the proposed Project.

As a result of Fulltime Equivalent Employee (FTEE) and Affordable Housing adjustments in the Draft
EIR, the second paragraph under heading “Population and Housing” on page VI-22 (continued on page
VI-23) of the Draft EIR has been revised as follows:

Under Alternative C, like the proposed Project, 18 existing residential units located on Site 2 in
the North Village Inn and-would be removed and would be replaced with up to 24 permanent
year-round residential housing units, and 46549 affordable housing units to realize a total of
#0-581.5 permanent year-round on-site housing units. In addition, Alternative C would comply
with Town Municipal Code 17.52 “Conversion of Existing Residential Facilities.”

As a result of Fulltime Equivalent Employee (FTEE) and Affordable Housing adjustments in the Draft
EIR, the second full paragraph on page VI-23 of the Draft EIR has been revised as follows:

With the inclusion of 2749 affordable housing wwritsrooms, overall impacts to population and
housing would be the greater under Alternative C than as the Project.

As a result of Fulltime Equivalent Employee (FTEE) and Affordable Housing adjustments in the Draft
EIR, the last sentence under heading “Public Services — Police Service” on page VI-23 of the Draft EIR
has been revised as follows:

With the inclusion of 2749 affordable housing wnitsrooms, overall impacts to police services
would be the greater under Alternative C than as the Project.

As a result of Fulltime Equivalent Employee (FTEE) and Affordable Housing adjustments in the Draft
EIR, the last sentence under heading “Public Services — Fire Protection” on page VI-23 (continued on
page VI-24) of the Draft EIR has been revised as follows:

With the inclusion of 2749 additional affordable housing wnits-rooms under Alternative C, overall
impacts to fire services would be the greater than those of the proposed Project.
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Alternative D, Existing North Village Specific Plan Build-Out Condominium Only Alternative

In response to Town comment, the first and second paragraph under heading “Description” on page VI-27
of the Draft EIR has been revised as follows:

Under the Existing North Village Specific Plan Build-Out Condominium Only Alternative
(“Alternative D) the Mammoth Crossing development would be constructed according the existing
regulations in the Specific Plan. Under the current Specific Plan Alternative D would not exceed
maximum allowed density (rooms per acre) of-55-RPA—and-the 48 RPA aggregate density for the
Resort General (RG) zone, and the 48 RPA for the Specialty Lodging (SL) zone. In addition, the
proposed buildings heights and setbacks would not exceed those required in the existing Specific
Plan. This alternative would not require a General Plan amendment.

Under Alternative D the Mammoth Crossing development would be comprised of 445 condominium
rooms at 48 rooms per acre (RPA). This alternative would result in a similar building footprint as
the proposed Project. Affordable housing, totaling 12-50649,500 square feet (approximately 5699
rooms), would be required to be provided as part of the Project, some of which could be

constructed off site. The 445 condominium rooms together with the affordable housing rooms
would result in 248255.5 twe-bedreom; permanent year-round housing units in the Town. Similar
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In response to Town comment, the first paragraph under heading “Land Use” on page VI-30 of the Draft
EIR has been revised as follows:

Unlike the proposed Project, Alternative D proposes that the development of the Project be
within the guidelines of the Specific Plan. Therefore the Project would not exceed the required
density, building heights or setbacks. Under Alternative D, density would be 48 RPA for the
Resort General (RG) zone, and the 48 RPA for the Specialty Lodging (SL) zone. In addition, the
Project’s proposed buildings heights would not exceed 50-feet measured from above the
underside of the parking garage ceiling and setbacks would not exceed those of the Specific Plan.
This alternative would not require an amendment to the General Plan to increase the amount of
density assigned to the North Village Specific Plan Area.

As a result of Fulltime Equivalent Employee (FTEE) and Affordable Housing adjustments in the Draft
EIR, the first paragraph under heading “Population and Housing” on page VI-30 of the Draft EIR has
been revised as follows:
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Alternative D would result in the construction of condominium rooms wwnits only. Similar to the
Project, construction of Alternative D would result in the creation of temporary construction jobs
and the creation of permanent jobs. Under Alternative D, full-time employee equivalents (FTEE)
would be reduced by approximately 54 14 percent (1668198 FTEE as opposed to 485230 FTEE)
and affordable housing would be reduced from 93115 rooms to 99 rooms.

Under Alternative D, like the proposed Project, 18 existing residential units located on Site 2 in
the North Village Inn and would be removed and would be replaced with up to 222.5 permanent
year-round condominium rooms and 2588.5 affordable housing units to realize a total of
248255.5 two-bedroom permanent year-round housing units. In addition, Alternative D would
comply with Town Municipal Code 17.52 “Conversion of Existing Residential Facilities.”
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